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Message from the
Chief Executive
The assumption that the majority of Australians will have access to a safe, secure and affordable home has
been part of our national psyche for many decades. Yet in our work among disadvantaged seniors, people
with disabilities, refugees, vulnerable families and youth, Baptcare sees ample daily evidence that this
assumption is flawed.
As we serve our community from more than 30 locations across Victoria and Tasmania we see the results
of Australia’s housing crisis played out in the lives of our clients. High housing costs leave many vulnerable
families facing financial hardship or even at risk of homelessness. Disadvantaged older people and
children live in inadequate, unhealthy housing or face uprooting from their community due to insecure
private rental. Unaffordable and insecure housing also undermines key government policies seeking to
promote seniors ‘ageing in place’ and to promote the goal of independent living for disabled people and
those with a mental illness.
Therefore, Baptcare joins with the Community Housing sector and the broader Community Services sector
in urging all levels of government to act decisively to encourage growth in the supply of good quality
affordable housing for low income Australians.
It is in this context that Baptcare releases our Baptcare Social Policy Position Paper: Affordable Housing
with the aim of raising community awareness about the challenges and opportunities inherent in the
housing affordability gap that so disadvantages many Australians and erodes our national tradition of ‘a
fair go’.
Baptcare also seeks to make our own practical contribution to the need for safe, secure, affordable
housing through the establishment of Baptcare Affordable Housing (BAH) as a Not-For-Profit Registered
Housing Provider.

Graham Dangerfield
Chief Executive
May 2014
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About Baptcare Social Policy
Baptcare proactively responds to human need to create positive change through advocacy, a diverse range
of services, and community engagement. As such, Baptcare has a critical stake in current philosophical,
political and policy debates that directly affect disadvantaged people in Australia – in particular those
in Victoria and Tasmania. We recognise that the manner in which governments, the community sector,
churches and local communities understand disadvantage is crucial in determining solutions.
Recognising the inherent dignity and equality of all people – regardless of their circumstances – Baptcare
advocates with and for those who have a limited voice in Australian society or indeed are rarely heard at
all. We engage in research and advocacy on issues crucial to the needs of the people with whom we work.
We draw on evidence from our own research and from external sources, from the services we run, and
from the people for whom we provide services.
Baptcare’s Social Policy platform is part of our commitment to work towards:
• increasing community understanding of social issues and concerns
• developing policy that is focused on solutions
• strengthening community relationships and building social inclusion
• improving programs and services for clients, and
• demonstrating our mission, vision and values.

About Baptcare Affordable Housing
Baptcare Affordable Housing Ltd [BAH] was established in June 2012 as a subsidiary company of Baptcare,
the welfare and aged care agency of the Baptist Union of Victoria. BAH operates as a Not-For-Profit
Housing Provider and was registered as such on 1 November 2013 by the Registrar of Housing Agencies
under the Housing Act 1983.
The key objectives of Baptcare Affordable Housing include a commitment to:
• providing and/or managing well-maintained affordable housing
• rental rates set at or below 75 percent of the market rate for the property and at 30 percent or less
of the tenants’ gross income
• facilitating tenancy management which supports vulnerable tenants and allows households to have
a say in the way their housing is managed
• co-operating in place management strategies that build community.
BAH’s parent body, Baptcare, is an experienced and extensive Aged Care provider in Victoria and Tasmania.
Baptcare also provides family and community services – including case management and support for
people with disabilities, vulnerable families and people with mental health issues; foster care, supported
accommodation for asylum seekers, pastoral support, and a health care service to the homeless. BAH is
the most recent program developed by Baptcare to respond to a growing community need
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Acronyms and definitions
ABS
ACOSS
Affordable housing

The Australian Council of Social Services is the national peak industry body for the welfare and
community services sector.
When the cost of housing allows people sufficient remaining income to purchase the
necessities of life (food, clothing, heating, education, recreation, etc). ‘Affordable housing’
is also a specific term applied when housing costs are less than 30 percent of household
income for those people in the lowest 40 percent income bracket in the nation.

Affordable Housing Providers

Organisations which provide housing with rents set at no more than 30 percent of household
income or at a significant discount from the market rate in the private rental sector.

AHURI

The Australian Housing & Urban Research Institute is a network of Australian university research
centres specialising in housing and urban issues of interest to policy makers, industry and
the community. AHURI papers are peer-reviewed and funded by Commonwealth and state
governments.

Baby Boomers
Brownfield sites

The generation of people born in the post-WWII ‘baby boom’ era 1946–1964.
Land previously used for industrial or commercial purposes which may be contaminated by
low concentrations of hazardous waste or pollution but has the potential to be redeveloped
when cleaned up.

COAG

Council of Australian Governments: the regular meeting of Commonwealth and State and
Territory governments.

COAG Reform Council

This was set up by COAG to drive its reform agenda and the public accountability of
governments through independent performance reporting on COAG issues and programs.

Community Housing

Rental housing managed by community-based organisations that have received a capital grant
or recurring subsidy from government in order to provide housing for households with
low to moderate incomes or special needs. Community Housing providers include housing
associations, housing cooperatives, and not-for-profits such as welfare agencies that have
established housing arms.

Greenfield sites

Undeveloped land areas in a city or rural area currently used for agriculture, landscape design
or open space, which are available to be considered for urban development. Greenfield
land can be unfenced open fields, urban lots or properties with access restricted by private
ownership or a government entity.

Greyfield precincts

Under-utilised property with redevelopment potential that is located in the middle suburbs of
Australian cities where residential building stock and infrastructure needs regeneration.

Housing stress

A household is defined as being in housing stress when it is spending more than 30 percent of
its gross income on housing-related costs and its income is in the lowest 40 percent of all
households (the 30:40 rule). When housing expenses reach 50 percent of gross income this
is classed as severe housing stress or housing crisis.

ILUs

Independent Living Units are self-contained accommodation villas or units for active and
independent older people. They are often located alongside residential aged care facilities.

NAHA

The National Affordable Housing Agreement is a formal COAG agreement that was instituted
on 1 Jan 2009, committing the Commonwealth to fund increased stock of affordable
housing across the country.

Negative Gearing

is the tax rule that allows rental property investors to take the costs of mortgage payments and
other ongoing property costs and write them off against their total taxable income.

NFPs

Not-For-Profit organisations do not distribute profits to owners or share-holders, but rather
invest earnings back into the charitable or community purpose for which they were created.

NHSC

National Housing Supply Council, a unit of the commonwealth government Treasury.

NRAS

The Commonwealth government’s National Rental Affordability Scheme provides tax-free
financial incentives for a decade to housing developers and registered NFP community
housing providers to build new housing and rent it below-market rates to low and moderate
income households. An NAHA initiative.

Private Rental

Housing that is rented through a real estate agent or direct from private landlords. Leases are
often for 12 months and may be renewable but this option is not guaranteed.

Public Housing

A system of dwellings owned (or leased) and managed by State and Territory government
housing authorities with the aim of providing affordable rental accommodation. Rents are
subsidised for eligible low income households. Public housing offers security of tenure.

Social Housing

Rental housing provided by NFPs, community organisations or government to assist people
who are unable to access suitable accommodation in the private rental market. Types of
social housing include Public Housing, Indigenous Housing, Community Housing, Crisis &
Transitional Housing.

Transitional Housing

VAGO
VCOSS

vi

Australian Bureau of Statistics

A form of social housing delivered by community-based housing providers that offer short to
medium term accommodation (3 months to one year) to specific groups in need (e.g. youth,
those escaping family violence, people tackling their drug or alcohol addictions, the homeless).
Victorian Auditor-General’s Office
The Victorian Council of Social Services, peak industry body for the community services sector
in Victoria.
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Housing Matters
Baptcare believes that safe, secure, appropriate and affordable housing is a
basic human right of all Australians and is foundational to the wellbeing of
individuals, families and communities. Baptcare is committed to improving
access to affordable housing for aged and disadvantaged people in Victoria
and Tasmania. Baptcare also urges all levels of government to act decisively to
support the Social Housing sector and to encourage growth in the supply of
good quality housing which is affordable for low income Australians.
Baptcare encourages government, financial institutions, churches, and the
wider Australian public to recognise housing affordability as a national issue
that will determine the type of society we build in the coming decades.

Housing – a need and right for all
“Having a home is one of the most crucial foundations of a person’s life. A home not only provides
shelter from the elements, it provides the basis for the security, safety, privacy and community
recognition required for a person to reach their personal potential, participate in the community and
live a healthy and meaningful life.” Victorian Council of Social Services [VCOSS] (VCOSS 2012a, p4).
Housing matters! It is much more than merely bricks and mortar. It is so fundamental to life that it is listed
in the United Nations’ Universal Declaration of Human Rights – along with food, clothing and access to
medical care – as part of everyone’s right to ‘a standard of living adequate for health and wellbeing’ (The
Universal Declaration of Human Rights, Article 25).
Housing which is ‘adequate for health and wellbeing’ is a place of shelter and safety. It is characterised
by security of tenure and protection from illegal forced eviction, is affordable, culturally appropriate,
habitable (with protection against weather, health risks and structural hazards), is situated in
an appropriate location (with access to employment and basic services) and meets the needs of
disadvantaged and marginalised groups in the community (UNHCHR 2009).
Within the Commonwealth of Australia there is bipartisan recognition that housing matters. In its report
‘A Stronger, Fairer Australia’, the Labor government recognised housing as a basic need for all Australians,
with the understanding that when housing is stable it supports a person’s engagement in social and
economic life and when housing is unstable people are exposed to unacceptable risks including ill-health
and violence (Department of Prime Minister and Cabinet, 2009). In his address to the 2013 National
Housing Conference, the Coalition Minister for Social Services, The Hon Kevin Andrews MP, stressed
that a home is the foundation of personal life, family formation, livelihood, and investment in the future
(Andrews 2013).
This bipartisan recognition undergirds the commitment by the Council of Australian Governments
[COAG] to achieving six basic outcomes under the National Affordable Housing Agreement [NAHA]
initiated 1 Jan 2009.
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These national outcomes were:

National Affordable Housing Agreement outcomes
1. People who are homeless or at risk of homelessness achieve sustainable housing and
social inclusion
2. People are able to rent housing that meets their needs
3. People can purchase affordable housing
4. People have access to housing through an efficient and responsive market
5. Indigenous people have the same housing opportunities as other Australians
6. Indigenous people have improved housing amenity and reduced overcrowding, particularly
in remote areas.
(COAG Reform Council 2012)
The Victorian Housing Act of 1983 resonates with these sentiments, stating its first objective is to ensure
that every person in Victoria has access to adequate and appropriate housing at a price within their means
(VAGO 2012). Housing Tasmania (a division of the Department of Health and Human Services) states that
its goals include maximising the supply of affordable housing in the state and providing the right housing
solutions for Tasmanians in need (DHHS 2014).
Victoria’s welfare and community services sector has identified several foundational criteria for a just and
equitable housing sector which delivers the housing outcomes needed in our community.
• Accessibility: people can access housing (with homelessness being evidence of failure)
• Affordability: people can pay for housing, while having enough income for daily life necessities
• Appropriateness: people’s housing is suitable for their needs – for example, whether the tenure is
secure, the housing is well located and the housing is well maintained (VCOSS 2012b).
Accessible, affordable and appropriate housing is not only important for the safety and security of
individuals and families. It also forms part of the foundation on which we build strong sustainable
communities. It is only with the experience of stable housing – whether owned or rented on a secure
lease – that people are able to put down roots in the local community, feel included, and be motivated to
contribute to the society around them.
For most people raised on ‘the Australian dream’ of a home of our own, these outcomes don’t seem too
much to ask. Yet in the last few decades, when it comes to Australians and housing, it seems the dream
has drifted out of reach for many low income families.
Baptcare encourages all Australians to recognise that housing affordability is a national issue affecting
the whole community – one which will determine the nature of the society we are building for the
decades ahead.
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The Australian context

The Australian dream – is it a reality?
Since Federation, ‘the Australian dream’ has assumed not only access to housing but also homeownership as a given in our society. While it may vary in size, price, location and condition, the idea of ‘a
home of our own’ has been taken for granted as something to aspire to as part of the normal process of
adulthood and family life.
Home ownership is also one of the main strategies that Australians use to acquire financial security. Yet
housing is the greatest single expense item in most monthly budgets, and many households are finding
themselves financially squeezed by high rents or mortgages. While on average, a fifth of household
consumption is housing-related – mortgage, rates, rent, insurance (Bentley et al 2011), many low income
households are actually spending a third to half of their incomes on housing.
As a result, a range of housing studies have found that many families feel much worse off today
compared to how their parents’ generation was doing at the same stage in life (Burke & Pinnegar 2007).
This is regardless of whether they are purchasing a home or renting.
A report on the State of Australian Cities tracked Melbourne property prices from 1880 to the present
day and found that the housing boom from 1996 onwards saw the most rapid and sustained increase
in house prices in 130 years (Department of Infrastructure & Transport 2012). With this boom, the
percentage of Australians owning their own home outright dropped from 60 percent in 1996 to 46
percent in 2011.
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Our Housing Affordability gap
In simple terms, ‘affordable’ housing is a dwelling that is purchased or rented at a cost that is within the
financial means of a household. People can afford other basic life necessities (such as adequate food,
clothing, medical & educational expenses, transport costs etc) on top of their housing costs.
While people on medium to high incomes may choose to invest in housing that is (in reality) beyond their
means, this type of ‘unaffordable’ housing is a personal choice and is not within the scope of this Position
Paper. Baptcare is concerned with the provision of affordable housing for those households who are in
the lower income brackets in our society and whose life choices are limited.
The National Housing Supply Council Unit [NHSC] defines affordable housing as:
“Housing that is affordable for households on low to moderate incomes, when housing costs are low
enough to enable the household to meet other basic long-term living costs. For example, housing
costs should be less than 30 percent of household income for occupants in the bottom 40 percent
of household incomes” (NHSC 2012, p60).
Over the past decade, both buying and renting has become less affordable overall – especially for those
households reliant on social security or the minimum wage.
Between 2000 and 2011, the median house price in Melbourne more than doubled – from $190,000 to
$500,000 (Department of Planning and Community Development 2012a). Yet according to the Australian
Bureau of Statistics [ABS], average earnings increased by only 58 percent over the same decade and were
not keeping pace with the upward housing trend (National Housing Supply Council 2012). In 2012 and
2013 house prices were again on the increase (ABS 2013).
Between 2002 and 2012, rents charged for houses
increased by 76 percent and rents for flats and
apartments increased by 92 percent (NHSC 2013).
By June 2011, people on Centrelink incomes could
afford fewer than 10 percent of all the rental
properties available in Melbourne (Department of
Planning and Community Development 2012a).
This is unlikely to change in the near future, due to
a tight rental market.
Ironically, a study of a sample of low-income households assisted out of renting into home ownership
found that rather than this being a positive process it could become a stressful struggle (Beer et al 2011).
As well as facing unaffordable mortgages, these households were no longer eligible for some benefits like
Commonwealth Rent Assistance. Indeed, at the start of the decade half of all low-income home-owners
were paying out more than 30 percent of their gross income on their mortgage, with a quarter paying out
over 50 percent of their income (NHSC 2012).
Overall the gap between incomes and housing affordability has increasingly become an Australian
dilemma. In 2007 an international housing survey listed 18 Australian cities and towns among the
world’s 50 most unaffordable housing markets. These included Sydney in 11th place, Melbourne in 22nd
place, and Geelong and Hobart tied at 40th on the list. When the survey was undertaken again in 2012,
the situation had worsened and Australia was placed second only to Hong Kong for lack of affordable
housing (Cox & Pavletich, 2008 & 2012).
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How did we end up here?
While a range of factors have contributed to Australia’s housing crisis, the most obvious has been the
growing gap between the increasing demand for housing and the slower rate of construction of new
housing stock over the past decade.

Demand outstripping supply: In the Post-War period from 1947 to 1976, the construction of
new housing stock outstripped Australia’s population increases, with government directly contributing
to the construction of more than half a million homes (a quarter of the total of new builds). During this
period, home ownership increased from around 53 percent of the population to around 70 percent
(Eslake 2013). These trends began to slow from the early 1990s and have since reversed.
The National Housing Supply Council states that for the past decade the construction of new dwellings
hasn’t kept pace with demand. In 2002 it was estimated that Australia had a shortfall of around 21,000
dwellings nationally (based on the number of households in the population vs the number of dwellings).
By 2011, the shortfall had risen to approximately 228,000 dwellings across the country (NHSC 2012). If
current trends continue, the housing supply gap is expected to reach 370,000 dwellings by 2016 and
nearly half a million by 2021 (NHSC 2012).

This housing supply gap impacts both home buyers and renters. The housing shortage means there
are far more buyers in the market than people with property to sell, bidding up prices. The shortage of
properties available in the private rental market – particularly in high demand areas in capital cities such
as Melbourne – allows landlords to charge increasingly high rents and to continue to put sub-standard
properties up for rent. Medium to high income households are able to compete in this inflated market,
but those on low incomes are pushed out or face increasing financial stress. With a quarter of our nation’s
disadvantaged people living in Victoria, it is believed that Melbourne alone requires 40,000 more rental
properties which are affordable for the lowest income households (VCOSS 2012a).
The situation facing Australians today could have been worse, however, were it not for the
Commonwealth Government’s incentives for the construction of new rental housing under the National
Rental Affordability Scheme (NRAS). Baptcare commends these initiatives and urges the current
government to continue with NRAS incentives for construction of new affordable housing.

Housing as investment: Over the past few decades, we have seen a shift in attitude among a
large section of the Australian population – from housing as a place to make a home to housing as an
investment opportunity. ABS figures on lending finance show that in the early 1990s only 15 percent of
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residential property loans went to investors, but this figure had doubled to 30 percent of housing loans by
2010 (Hulse & Burke et al 2012).
There has also been a shift from investing in new house builds (which would increase overall housing
supply) to the purchase of existing dwellings. In the early 1990s, more than 20 percent of lending to
housing investors financed the construction of new homes. By 2011 this had fallen to only 7 percent of
loans (Hulse & Burke et al 2012).
The use of negative gearing has also increased over this period. By 2007–08 nearly 1.2 million taxpayers
were private rental landlords negatively gearing their properties (ATO 2010), costing the Australian
government $4–5 billion in lost revenue in 2008–09 alone (ATO 2010). Given the small percentage of
negative gearing used for new housing, highly respected Australian economist Saul Eslake has stated: “It’s
hard to think of any worthwhile public policy purpose which is served by it [negative gearing]. It certainly
does nothing to increase the supply of housing, since the vast majority of landlords buy established
properties...There is no evidence to support the assertion made by proponents that it results in more
rental housing being available” (Eslake 2013, p11).

Loss of low-cost private rental housing for low income households: In the inner
suburbs of Australian cities, gentrification (the migration of higher income households into formerly lower
income neighbourhoods) has slowly priced many disadvantaged people out of their local area. A 2011
report examined the impact of gentrification in Sydney and Melbourne (Atkinson et al 2011). It found that
the people most vulnerable to being displaced were those in the private rental market who were either
not working or who were employed in low paid occupations. Many of these people lost homes they had
lived in for years. A study of the vulnerable households living in Melbourne’s gentrified suburbs in 2001
found that a third had been moved out of the area within five years (Atkinson et al 2011).

Low incomes and the impact of poverty: Housing is affordable or unaffordable compared to
an individual’s income. Therefore, poverty impacts housing choices.
It is estimated that more than 2 million Australians are living in poverty, including 575,000 children
(Australian Council of Social Services [ACOSS] 2012). Across the nation, those at highest risk are
unemployed households, followed by households whose main income is social security, lone parent families,
single adults over 65 years, and single adults of working age with no children. Nearly three times as many
single parent families live below the poverty line compared to couples with children (ACOSS 2012).
For those individuals living below the poverty line, affordable housing is difficult to find and maintain. In
2013, 60 percent of people on Newstart were paying more than 30 percent of their income in housing
costs and a quarter were paying more than 50 percent of their income in rent (ACOSS 2013, Welfare
Rights 2014). Baptcare calls on the Commonwealth to institute Social Security policies that provide a
liveable income in a society where the poor are facing high housing stress.
For those people on Commonwealth social security payments who are living in private rental, the
government provides a fortnightly Commonwealth Rent Assistance payment. While Rent Assistance
theoretically increases with inflation, in reality it has not kept up with rent rises. The welfare peak
body, the Australian Council of Social Services [ACOSS], has lobbied for a 30 percent increase in the
maximum rate of CRA. At the 2011–12 Budget Estimates Hearings, the Department of Families, Housing,
Community Services and Indigenous Affairs [FaHCSIA] estimated a $25 per week increase in CRA would
provide relief from housing stress to nearly 100,000 renters.
In addition, both the Harmer Pensions Review and the Henry tax review Australia’s Future Tax System,
have recommended that CRA be indexed to a measure that more accurately reflects reality in the private
rental market – such as the rent component of the CPI.
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Decline in public housing: A small percentage of the population live in state government public
housing. They are most likely to be female (60 percent), unemployed (more than 40 percent) or not in the
workforce due to caring for children or aged or disabled relatives, and are in the lowest income bracket
(Baker et al 2012). Public housing is their only real option, but waiting lists are huge.
Just as the growth of new housing has slowed overall, so housing construction by Australia’s public
housing bodies has stalled over the past 20 years. From the mid-1950s to the mid-1970s, the public sector
was building more than 15,000 new dwellings on average each year, yet by the turn of this century fewer
than 4,000 new dwellings were being built per year on average (Eslake 2013).
In addition, in many areas public housing stock has been allowed to run down. In Victoria, a 2012 report
by the Victorian Auditor-General’s Office [VAGO] presented a dire picture of the public housing sector.
With operating costs exceeding rental income, cash reserves virtually exhausted, and a forecasted deficit
of $115 million by 2015, Victorian public housing is in crisis. Additional problems include that more
than 40 percent of dwellings are over 30 years old, an estimated 10,000 properties need substantial
maintenance to avoid closure, and much of the housing stock of large family homes is no longer suitable
for the increasing proportion of clients who are lone parent families or single aged persons (VAGO 2012).
As a result of the problems listed above, demand for public housing has exceeded supply in Victoria for
the past decade. Consequently, by 2009–10 even ‘priority status’ applicants were waiting an average of
8.5 months for a home, while non-priority households languished on the waiting list for several years
(VAGO 2012). By December 2013, the Victorian Department of Human Services’ Public Housing Waiting
List contained nearly 34,000 applicants (DHS 2013). In Tasmania, approximately 2,500 people were on the
waiting list for public housing (Shelter Tasmania 2013).
The shortage of state government public housing stock has made Commonwealth assistance under
the National Housing Affordability Scheme even more vital for construction and refurbishment of
social housing.
With demand outstripping housing supply in both the private housing market and the public housing
sector, many vulnerable and low income Australians are finding it increasingly difficult to access adequate
affordable housing.
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Who is hurting?
Lack of affordable housing primarily impacts people on fixed low incomes, the majority have minimal
private rental options that are truly affordable and child-appropriate for families.
The annual Anglicare Rental Affordability Snapshot is one study which gives an objective picture of the private
rental market and housing access for low income groups. In 2012 more than 65,000 and in 2013 more
than 56,000 private rental property listings in localities across Australia were surveyed. Almost none were
deemed to be both affordable and appropriate for various low income groups (Anglicare 2012, 2013).
Of those areas in Tasmania that Anglicare surveyed in 2012, only one in 50 rental listings were
affordable and appropriate for single parent families and only one in 20 were affordable for couples
with children living on Newstart (Anglicare 2012). The 2013 survey of Victoria found that 32 out of 33
local government areas had fewer than one in 100 rental properties that were affordable for single aged
pensioners, single youth, and single unemployed people on Newstart (Anglicare 2013). In metropolitan
Melbourne, less than one in 100 listed rental properties were affordable and appropriate for single parent
families living on Centrelink payments or the minimum wage (Anglicare 2013).

Disadvantaged seniors: Older Australians have higher rates of home ownership than most other
sections of Australian society and this provides a measure of financial and housing security. However, one
in 10 single seniors rent homes owned by private landlords and their costs put them in financial stress
(AIHW 2013).
Some groups of older people are more vulnerable than others due to their life circumstances. The roots
of their housing crisis occur long before retirement. A Victorian survey of ageing and homelessness found
that older people most at risk of unaffordable and insecure housing were:
• People dependent on low incomes – either in low paid jobs, with casual hours or intermittent
employment, or a history of long-term unemployment
• Older care-givers (particularly where this had limited their employment options)
• Older people who had been or were currently experiencing family violence
• Older people who experienced elder abuse when living with their own family members
• Former prisoners (homelessness often led to reoffending and return to jail)
• People with histories of substance abuse
• People from culturally and linguistically diverse backgrounds, particularly migrant women
• Indigenous people
• People with histories of homelessness (Westmore & Mallett 2011).

“I go to private real estate but they won’t accept me because I’m elderly and I’m
on the pension. They won’t even look at my application if I’m OK or not. That is
shocking, I tell you.” —Marita (Westmore & Mallett 2011, p22)

One group that has increasingly come to the
attention of community services and researchers
are single older women. Many women earn lower
incomes throughout their lives, have periods
outside the workforce caring for children or older
relatives, may lose a partner through death or
divorce, and can enter retirement with few savings
and little superannuation. For these women, being
a self-funded retiree is an unattainable goal.
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Victorian agencies assisting the homeless have reported seeing an increasing number of older people
seeking help, many of whom did not have any history of homelessness in their life until after retirement.
Disadvantaged seniors are an important target group for Social Housing initiatives.

People with a disability: Studies suggest that people with a disability are four times more likely
to live in poverty than those without a disability (Bleasedale 2006). In 2012, a quarter of a million people
receiving the Disability Support Pension were living in private rental or community housing. Despite
receiving Commonwealth Rent Assistance, a third were still in financial stress. However, state government
public housing remains the main housing option for people with complex needs who wish to live
independent of their family of origin. People with a disability make up approximately 40 percent of the
tenants living in public housing (AIHW 2013). In the light of this, the poorly maintained state of many
Victorian public housing properties is a great concern.
People with mental health issues: Those people in our community who suffer from the poorest
mental health are twice as likely to be living in poor housing and to have faced a forced move (Mallett et
al 2011). Housing affordability is only one factor in a bigger picture, but it is particularly a problem for
those people whose bouts of mental illness interrupt their employment options and income, as well as for
those who are completely reliant on social security payments. Not only do these people need access to
affordable, appropriate and stable housing. They also need to be supported to maintain their housing
effectively. Otherwise they may cycle through alternating periods of insecure housing and bouts of
homelessness. In looking at the importance of appropriate affordable housing for Tasmanians with
complex mental health issues, Shelter Tasmania recommended a model of cluster housing that would
incorporate intensive support services and be funded jointly by both Housing and Mental Health (Shelter
Tasmania 2013).

Victims of family violence: A quarter of
people seeking help from specialised homelessness
services give domestic and family violence as the
main reason for their housing crisis (AIHW 2012).
This is particularly true of women who present to
agencies with their children. Public housing is one
option for women and children needing to resettle
after domestic violence. However, a national study
on the relationship between family violence and
homelessness (Chung et al 2000) found that many
women were concerned about the location of and
perceived lack of safety in public housing due to
fear for their children’s safety. Community housing
was identified as one under-utilized long-term
affordable option for women resettling after
family violence.

People facing financial catastrophe:
There are also a range of events that can
unexpectedly tip people into housing crisis. These
people may never have had previous experience
in dealing with the emergency accommodation
sector, nor the welfare system, and may have led
completely independent lives until a single event
overturned everything. People can lose their home through a financial catastrophe, such as retrenchment
or other unforseen loss of employment, foreclosure on a loan or mortgage, loss of assets, bankruptcy, or
even a sudden and significant increase in rent. Some will find that they are unable to gain access back
into home ownership.
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Aboriginal communities: Aboriginal and Torres Strait Islander persons comprise approximately
2.5 percent of the Australian population. Yet on Census night in 2011, they accounted for 25 percent of
Australia’s total homeless population (ABS 2012b). They are over-represented among clients of specialised
homelessness services (AIHW 2012).
Overcrowding is one housing issue that can be related to indigenous cultural and family obligations.
Housing often has to accommodate several generations and households also need to provide hospitality
to relatives and visitors. Culturally appropriate accommodation would ease these problems. For example,
larger houses with more bathrooms, large kitchen facilities, and outdoor living and sleeping spaces
(AHURI 2012). However, a standard three-bedroom house is often the largest available. Also there may be
little tolerance by landlords or neighbours of overcrowding or outdoor living, leading to problems (or even
eviction) for indigenous householders who are fulfilling their cultural obligations.

Newly arrived migrants and refugees: The Department of Immigration and Citizenship [DIAC]
commissioned a study of people who arrived in Australia under the Humanitarian program, examining
what factors helped them to settle in effectively over their first five years (Australian Survey Research
Group [ASRG] 2011). The four main indicators of success were: happiness about themselves, confidence
in making choices, being treated well by the local community, and ease of finding a place to live. The
survey found that among newly arrived refugees, 80 percent were in the private rental market and over
40 percent said that they sometimes found it hard to afford the rent. They also faced difficulties in finding
appropriate accommodation due to housing shortages, waiting lists, lack of choice, and difficulties dealing
with the real estate industry (ASRG 2011). Affordable Housing Providers can provide a first step up in a
new country for migrants and refugees.
Refugees in Community Housing:
“We and our children have been made very welcome here. The schools are close and
there is a good balance of Aussie and migrant families, and different age groups.
Sometimes as refugees we have come from hard times, but we are proud to be
Australian citizens and the neighbourhood is very friendly and supportive of us.
We have the chance to settle and work hard and maybe get our own place one day.”
—Rebecca & Jacob, African couple (Source: Jubilee Housing. Names and some details
changed for privacy)

[not photo of actual clients]
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The effects in daily life
The following examples are just a few of the ways that a lack of affordable housing can impact the lives of
vulnerable low income households and those in housing crisis.

Financial Stress: One direct result of
decreasing housing affordability is the increasing
number of Australian households suffering extreme
financial stress due to their housing costs. Around
40 percent of Victorian low income households
experienced rental housing stress in 2009–10
(VCOSS 2012). Around 25 percent of low income
households in Victoria and 16 percent in Tasmania
were spending more than half of their income on
mortgage and other housing costs and so were in
severe housing stress or housing crisis (NHSC 2012).
For low income singles and families, housing stress
means there is not enough money available for
other needs. Examples of this include people going without adequate meals, people pawning possessions,
children missing out on school activities, and families going without medical and dental care. They may
also face forced moves due to getting behind with rent. Older people, those with a disability, and single
parents are particularly at risk of being unable to afford power bills – and for some people with illness or
disability, lack of heating and cooling can be life threatening.

Poor quality, unsuitable and overcrowded housing: A major study funded by the Victorian
Health Promotion Foundation looked at the impact of housing affordability on health (Mallett et al 2011).
It found people living in housing that was of poor quality, overcrowded, or unsuitable for their needs and
that this can lead to individual and family stress, ill-health and can provoke family conflict and violence.
E is a single mother with a toddler.
She and two sisters who are also
single mothers all live at home. So
under the one roof there is Nan,
an uncle, three mums and five
children. Overcrowding has led to
family conflict and fights resulting
in E being removed from home
and being at risk of homelessness.
Housing is needed for all three
women and their kids. (Source:
Baptcare. Details changed for privacy)

“The place we used to live in was
cheap rental, but it had sewerage
leaking across the back yard, and
the fence was broken down and
I couldn’t let the kids out to play
as a train line was right there. The
landlord didn’t care. Here we have a
nice unit with a safe backyard, and
park for the children to play in, and
lots of other kids around too. It’s a
real community!”
—Single mum, Karen. (Source: Jubilee
Housing. Details changed for privacy)

When the Victorian Council of Social Services [VCOSS] ran a ‘secret shopper’ survey of 116 private rental
properties across Melbourne and Geelong in 2010, they found that 12 percent of these properties were
judged to be uninhabitable (i.e. featuring two or more of the following deficiencies: no heating, extensive
mould, no electrical safety switches, and gaps in the walls or roof). Yet despite the high cost of energy
bills in rental properties with poor thermal efficiency, the Victorian Residential Tenancies Act does NOT
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require properties to be weather proofed, free of damp and mould; nor to have heating, insulation,
adequate ventilation, fly screens, nor window coverings such as curtains (VCOSS 2009).
Concern about these issues has led VCOSS and the Tenants Union of Victoria to undertake an on-going
lobby campaign for minimum housing standards for rental properties. The same concern has led to
Shelter Tasmania calling on the Tasmanian government to incorporate minimal housing standards into
the Residential Tenancy Act 1997 and for the Office of Consumer Affairs and Fair Trading to be funded to
handle the policing of compliance (Shelter Tasmania 2013).
Despite the Victorian Housing Act including one of its objectives as the provision of well-maintained
housing, tenants in public housing had the highest likelihood of living in poor quality housing, with nearly
40 percent of elderly public housing tenants and a third of young tenants living in a house judged to be
in poor condition (Mallett et al 2011). Ironically, it is also a problem that only a quarter of Victorian public
housing is energy efficient, leading to large energy bills among the poorest families (VCOSS 2013).
Given that the public housing system is the largest single landlord in Victoria, many families are forced
to trade housing quality for the security of tenure that public housing provides.

Insecure tenure & forced moves:
Unlike many parts of Europe, where there is a tradition of long-term rental (with tenancies even being
passed down the generations), Australia has a private rental market where there is little concept of
secure tenure.
Lone parents are one of the groups most likely to have little security in the private rental market and
to have undergone more forced moves than other household types (Mallett 2011). When children
are uprooted, they have to adapt to a new school environment as well as lose and make new friends.
Children who repeatedly moved schools over a six year period were found to lag an entire year behind
their more settled peers (Dockery et al 2010). When families have to move on they also lose the
connections they have made in the community. This can lead to even greater social exclusion and isolation.
Another negative outcome is that vulnerable older people and families benefitting from services provided
by local community agencies may also lose access to a valued support worker when forced to move to a
new home outside the agency’s service area.

“I think a significant issue for renters is mobility vs the preferred condition
of stability. People who are transient in neighbourhoods are denied many of
the benefits of social capital: positive neighbourhood relationships that bring
emotional, informational and practical support. Thus housing mobility contributes
to social isolation and social exclusion, which are big factors for those with whom
we work.” —Ruth Barr, Baptcare Family Services, 2013

Homelessness: The official ABS definition of homelessness is not merely about whether you have
a roof over your head, but rather whether you lack one or more of the elements that form part of the
concept of ‘home’ in Western society. “These elements include: a sense of security, stability, privacy, safety,
and the ability to control living space” (ABS 2012a, p11).
The picture of homelessness that usually comes to mind is of people who are sleeping rough and living on
the streets or in cars. This is not the full story. People are also classed as homeless if they are living in crisis
or temporary accommodation (such as homeless shelters, youth or domestic violence refuges), boarding
houses, motels, and caravan parks without a secure lease – not out of choice but because circumstances
have forced this on them. Others may be temporarily staying with friends and relatives who have offered
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short-term emergency help. Young people may be
bunking down in a series of friends’ lounge rooms
(often referred to as ‘couch surfing’).
When families are homeless, the upheaval and
trauma severely impacts the psychological and
emotional wellbeing of children. An Australian
study of homeless pre-schoolers found that around
half suffered significant emotional developmental
delays (Dockery et al 2010). Homelessness can also
be the trigger for intervention by child protection
authorities and placement in foster care.
With the 2011 Census classing more than 105,000 people across Australia as homeless (ABS 2012b),
Baptcare believes that the traumatic impact of insecure housing cannot be ignored.
Lack of affordable, safe and secure housing is a problem which has important negative impacts on
a range of vulnerable groups in our society and across all ages. Therefore, the basic human need for
‘adequate’ housing is one human right we ignore at our social peril. Access to affordable housing with
secure long-term tenancies should be a vital part of any social housing strategy. Baptcare encourages the
Victorian government to ensure its Housing Framework continues a commitment to providing long-term
public housing as well as crisis and transitional housing.

Where are we headed? Trends to watch
Housing developments are long-term investments. Effective planning for affordable housing must not
only consider the challenges facing us today. We must also factor in the predicted challenges of tomorrow.
Housing policy and planning needs to consider a long view into the future. The following are some trends
to watch.

Population growth: As of 30 June 2011, Victoria’s population totalled 5.6 million people, with
4.1 million residing in Melbourne and 1.5 million in regional Victoria (Department of Planning and
Community Development 2012b).
Over the next 20 years it is expected that, with population growth and migration, Victoria will have to
plan to accommodate an extra 750,000 to 1 million households (NHSC 2012). Though facing a challenge
on a much smaller scale, Tasmania will nevertheless need to construct housing for between 21,000 to
43,000 extra households.
Within Melbourne, the greatest impact will be felt in the municipalities that are ‘designated growth areas’
– Cardinia, Casey, Hume, Melton, Mitchell, Whittlesea and Wyndham. Geelong, Ballarat and Bendigo are
expected to account for 40 percent of the population growth in regional Victoria (Department of Planning
and Community Development 2012b).

Household composition is slowly changing: With average life expectancy rising, birth rates
falling, the ageing of the baby boomer generation, and couples having children later in life; the
composition of Australian households is changing. The proportion of single-person and couple-only
households continues to rise. The ageing of the population also feeds into this trend of smaller
households, with the proportion of lone person households overtaking those of couples once people
reach 75 years of age. This trend will change the type and size of housing needed for the future. In inner
metropolitan Melbourne we are already seeing a trend towards the construction of smaller housing units,
but in much of outer Melbourne and in regional Victoria the dominant housing model remains the single
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detached house on a block. In Tasmania, community housing providers, homeless services, mental health
staff, and migrant services are lobbying for an increase in the number of one bedroom affordable
dwellings – particularly in the south, north and north-west of the state (Shelter Tasmania 2013).

The age profile is changing: The biggest
change over the next 30 years will be the expected
doubling of the number of people aged over
65 years. And the number of Victorians over 85
years is expected to quadruple by 2051, hitting
400,000 (Department of Planning and Community
Development 2012b). The population of regional
Victoria will age more than that of Melbourne,
due to young people in their 20s migrating out of
country areas and the city attracting young people
from the regions, interstate and overseas.

“With the seniors’ age cohort
doubling over the next 20–40 years
and the likelihood that far fewer
will be home owners; government,
community and private sectors will
have an enormous housing task
ahead of them.”
—John Timmer, Baptcare
Affordable Housing

A range of surveys have consistently found that
the majority of older people prefer to remain in their home after retirement. In fact up to 90 percent of
respondents in a 2009 survey were focussed on staying in their home even when deteriorating health
or other issues meant they would require professional assistance (Pinnegar & van den Nouwelant 2012).
This desire to ‘age in place’ is not only about an emotional attachment to a home, but is also rooted in
the familiarity with a neighbourhood, the convenience of known services (such as local doctor, the library,
shops, recreation clubs) and also access to family where relatives are nearby.

Mortgages or rent continuing into retirement: In the early 1980s, over half the 45–54
years age group had succeeded in paying off their mortgage and owned their home outright, but by
2009 less than a third of the 45–54 year age group had accomplished that goal and only two-thirds of
households had paid off the mortgage at retirement (Ong et al 2013). Should this trend continue, more
and more Australians will retire with the expense of a mortgage factored into their financial planning. For
the section of the population who enter retirement as renters, one in five low income seniors will face
uncertain financial pressures in the private rental market (AIHW 2013).

Housing stress – an ongoing problem: Housing researchers are concerned that economic
inequality between households is likely to continue down the generations. Both the total number and the
proportion of households who are experiencing housing stress are likely to increase over the next 40 years
(Hulse & Jacobs et al 2010).
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Factoring these trends into housing and town planning: Given the challenges facing us
today and the trends predicted for the future, the goal of delivering affordable housing for all Australians
requires deliberate planning and action by a range of community stakeholders.
The Ministerial Advisory Committee for the Metropolitan Planning Strategy for Melbourne has warned:
“There is a need to better target areas for more diverse housing development, to identify the type of
dwellings needed to cater for local housing needs, and … to devise appropriate planning tools to
deliver more affordable and diverse housing choices… Even if housing affordability is dramatically
improved, there will still be a need for more effort to deliver social housing, and below market price
housing, across a range of locations. This will be needed to avoid concentrations of disadvantage,
and in some more expensive areas to ensure that ‘key workers’ – such as police officers, nurses, and
teachers – can afford to live locally” (Ministerial Advisory Committee 2012, p68–p70).
One of the areas where future trends must be taken into account are the outer ‘designated growth
corridors’ where the population increase (combined with Australia’s ageing) will mean that the needs of
tomorrow’s residents may be very different to the priorities of those developing and settling these areas
today. A 2012 Grattan Institute report on Australia’s greenfield growth corridors raised concerns about
planners and developers concentrating on building for the current needs of the first generation of
residents only (Kelly, J.F & Breadon, P. 2012). This can result in single-use neighbourhoods and uniform lot
sizes with large low-density dwellings. This can set up barriers to future adaptability of housing and of
suburbs as a whole.

At the other end of the spectrum, the National Housing Supply Council has reported that metropolitan
plans for Australia’s major cities include targets of 50–70 percent of new housing to be provided
through infill development of current areas rather than expansion on the fringes. Yet the barriers to infill
development can include higher land acquisition and demolition costs, lengthy and uncertain planning
and development assessment processes, delays in securing development finance, and community
opposition to medium to high density infill housing (NHSC 2010).
Effective housing strategies need to take a long-term view, involve all levels of government, and engage
the local community in a vision for an affordable, sustainable housing sector.
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Towards a sustainable
affordable housing future
In building a sustainable affordable housing sector, the subsidised social housing system plays an important
role in providing more secure and more affordable housing than is usually available via the operation
of the private housing market alone. The social housing sector includes Public Housing (provided by
State and Territory governments), Community Housing (predominantly Not-For-Profit) and Transitional
Housing (short to medium term, NFP housing). These each play important though different roles.

The role of community housing
Community Housing is rental housing managed by community-based organisations providing housing
for households with low to moderate incomes or special needs. A range of Community Housing providers
have received capital grants and/or recurring subsidies from government to subsidise this role. Community
Housing providers include housing associations, housing cooperatives, tenancy managers and not-forprofits such as welfare agencies that have established subsidiary affordable housing providers.
The Community Housing sector is small but growing. Over the past decade, the Community Housing
sector has almost doubled its percentage of the nation’s social housing stock and aims to own or manage
up to 35 percent of all social housing stock by 2014–15.
Initial expansion has been by way of a number of State and Commonwealth funding programs – the most
recent of which was Nation Building stimulus funding. It is envisaged that the next phase of expansion
will be by transfer of housing stock from State and Territory public housing bodies and by the construction
of new homes with Commonwealth assistance under the NAHA. Both transfer and construction have
slowed as government efforts wounds down in 2013. The current system is under review but it is hoped
that the Commonwealth will continue to assist the development of a large scale not-for profit community
housing sector.
Baptcare Affordable Housing Ltd is one of more than 900 community housing providers in Australia.

A sustainable system
To be sustainable in the longer-term, any system must meet a need. In this case, ‘Affordable Housing’
developments aim to satisfy the need of low income households for good quality, secure housing as part
of welcoming and inclusive communities.

Sustainable design: Construction of a new housing development is a long-term investment and
dwellings can be part of an organisation’s housing stock for decades – particularly if, like Baptcare, a
housing provider is committed to promoting long-term tenure that allows residents to age-in-place.
Affordable housing, particularly that subsidised by government, is increasingly built to the Australian
Standards for Design for Access & Mobility for people with disabilities or to Liveable Housing Design
standards that aim to ensure it remains suitable for all people across the life stages without the need
for adaption. Baptcare’s affordable housing capital works will meet the Commonwealth government’s
expectation for government-subsidised affordable housing to reach at least Gold Level standards under
the Liveable Housing Design Guidelines.
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Environmental sustainability: New buildings constructed in Australia today are required to
achieve a higher level of environmental sustainability than in the past, particularly in terms of energy and
water efficiency. Baptcare’s sustainability approach aims to ensure that our housing developments follow
Environmentally Sustainable Development [ESD] design principles. These ESD elements include passive
design to enhance thermal efficiency, external shading, insulation, the effective use of natural light,
window glazing, natural ventilation, water efficiency, noise minimisation; as well as energy-efficient
heating, cooling, lighting and appliances.

Sustainable tenancies: While the tenants of affordable rental housing providers can be a mixture of
people with low and high needs, the reality is that many households may have had a history of unstable
housing or homelessness. Providing effective tenancy management and support is important to break this
cycle. This may include strategies like systematic monitoring for rent arrears to prevent people lapsing into
homelessness.
Tenancy management may also be augmented by other support services where needed. These may include
specialist support for drug and alcohol use, mental health or trauma, ongoing disability support, social
integration and community engagement outlets, even connection to training and employment programs.
For people with complex needs, longitudinal studies suggest that it may take a minimum of two to three
years of coordinated support before their ability to maintain housing is truly secure (AHURI 2011).

Building sustainable ‘liveable’ communities: A recent survey of 14 significant Not-ForProfit affordable housing providers in Australia found a clear trend towards looking beyond the quality of
individual homes and focussing on the ‘liveability’ of neighbourhoods (Milligan et al 2013). Increasingly,
the concept of sustainable communities is foundational to the establishment of socially sustainable
housing. These communities are well-planned and inclusive places where people want to live and work,
where the diverse needs of current and future residents are actively considered, where the environment
is clean and safe, where there is access to services and opportunities for livelihoods, and where positive
connections are fostered among residents including across cultural and socioeconomic differences (Wiesel
et al 2012). Baptcare is committed to Place Management and community development strategies in
future affordable housing developments, in order to promote inclusive communities.

Sustainable finance: A study of eight well-established Australian NFP affordable housing providers
identified that one of several ways Commonwealth, State and Territory governments could assist the
affordable housing sector to grow is by underwriting development and financing risks through a mix of
capital grants and recurrent subsidies (AHURI 2005). This would allow community housing providers to
achieve economies of scale.
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The National Rental Affordability Scheme [NRAS] has been one such government subsidy program. NRAS
has provided tax-free financial incentives to housing providers to build new housing and rent it at 20
percent below-market rates to low and moderate income households. Despite some problems identified
in the scheme, NRAS is judged to have turned around new housing construction over the past five
years, and as it neared the end of the first agreement period in 2012–13 so private housing construction
dropped. Baptcare commends the Commonwealth for this scheme and urges the federal government to
continue it in some form.
Another suggestion is the establishment of an Affordable Housing Growth Fund. This concept has
received broad support from a range of housing bodies including the National Affordable Housing Summit
Group, the Australian Council of Social Services, National Shelter, the Housing Industry Association and
the Community Housing Federation of Australia. This Fund would provide long-term Commonwealth
funding to the States on a per capita basis, with each state producing a target number of dwellings. It has
been suggested that the Fund should receive up to $2.4 billion per year.
A system of Housing Supply Bonds has recently been proposed as another way to encourage both individual
and institutional investment in affordable housing (Lawson & Milligan 2012). Bond holders would receive
a financial return via tax incentives and institutional investments would be underwritten by government
guarantee. Bond funds would be on-lent to registered (regulated) affordable housing providers. In this
model, Housing Supply Bonds would not replace existing funding arrangements such as NRAS, nor
capital grants or government no-interest loans. Rather they would be an additional source of funding.
‘Impact investing’ is another option that has not
been widely explored in Australia. It refers to
corporate investment in the Not-For-Profit sector
that intentionally seeks to achieve a positive social,
cultural or environmental benefit as well as a
measure of financial return (Addis et al 2013). A
significant number of Australian superannuation
funds and investment managers have signed up
to the United Nations Principles for Responsible
Investment, however relatively few have yet to
engage in impact investing. The Productivity
Commission estimated that if even 5 percent of the
$2 trillion in funds under management in Australia
were directed towards impact investing this would
raise sufficient capital for significant community
impact (Productivity Commission 2010). However,
both the Productivity Commission and the Senate
Economics Reference Committee have highlighted
the importance of developing appropriate
investment vehicles for this market (Productivity
Commission 2010). Similarly they both identified
Philanthropic Trusts – including Private Ancillary
Funds (PAFs) – as a largely untapped source of a
significant amount of capital for impact investing.
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Models and partnerships
There is no one preferred model for a sustainable affordable housing system. A variety of government
bodies, local councils, Not-For-Profit organisations, Community Housing providers, Philanthropic Trusts
and even churches can form partnerships to deliver good housing outcomes.

Public-Private Partnership – Public Housing Asset Transfer or Management
One option for growth in the asset base of NFP Community Housing organisations is through public
housing asset transfer to NFPs, either via transfer of title or via NFP management of public housing stock.
A survey of leading Australian NFP Community Housing organisations found that providers were divided
between three different views on Public Housing asset transfer (Milligan et al 2013).
1. Title transfer: Half the NFPs surveyed were interested in title transfer so they could redevelop public
housing areas to improve conditions for residents, deal with the problem of ageing housing stock,
change the community dynamics of problematic housing estates, and move public housing to mixed
tenure where people from a variety of walks of life would be part of a new community.
2. Management: A quarter of the NFPS were interested in management rather than title transfer. This
was seen as a way to get more housing stock in their portfolios without having to own the asset.
They saw housing management as a way to secure an on-going revenue stream and to improve
services to tenants. Most were not convinced that Treasury departments would agree to title
transfer of government land.
3. Neither: A final quarter of NFPs did not see either of the above options as desirable. They were
concerned about the risk of taking on a portfolio of housing that was inappropriately located, badly
designed and of poor quality, and that had been poorly maintained over long periods. They were
concerned about a large amount of capital works being required to get property up to an acceptable
standard. They also anticipated problems with disruption to tenants in any redevelopment.
Indeed, while Shelter Tasmania supports in theory the Tasmanian Government’s transfer of management
of about 4,000 public housing dwellings to Community Housing organisations, it is also concerned that
the NFP sector must not be left with large maintenance expenses for dwellings that are in poor condition
(Shelter Tasmania 2013).

Public-Private Partnerships – NFP and Local Council in infill development,
Port Phillip.
In the inner and middle suburbs of our urban areas, councils face the challenge of facilitating affordable
housing in areas which are often undergoing gentrification. One example of this is Melbourne’s inner
suburb of St Kilda.
An NFP Community Housing provider, Port Phillip Housing Association [PPHA] has been operating in St
Kilda and surrounding areas for nearly 30 years. Established by the former City of St Kilda council in 1985
and expanding in the council amalgamation with South Melbourne and Port Melbourne, PPHA now has
more than 1,000 dwellings available for rent by low and medium income households who have long-term
links to the local area. In 2004 the Port Philip Council committed to providing $400,000 per annum for 10
years to the Port Philip Housing Trust to guarantee a stable supply of affordable housing in its increasingly
gentrified area.
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Public-Private Partnerships – NFP, Local Council and Philanthropy, Drill Hall,
Melbourne.
The Drill Hall project by Housing Choices was
a unique redevelopment of an iconic heritage
building in Melbourne’s CBD. This 9-storey housing
complex, incorporating the heritage-listed Drill Hall,
comprises 59 housing units. Key project partners
included the building’s original owner the City of
Melbourne, which manages the heritage listed
Drill Hall, and the current owner Housing Choices
Australia (a Registered Housing Association) which
manages the housing component. Other partners
included the Department of Human Services,
ICON Construction, MGS Architects, and the
philanthropic Sydney Myer Centenary Fund. The
Drill Hall complex provides affordable housing in
the heart of the city.

Community Partnerships – the Church and housing, Jubilee Housing in
Melbourne’s eastern suburbs
At the other end of the spectrum to Port Phillip Housing and the Drill Hall development, a small suburban
housing association operates as a cooperative venture of three churches in the Whitehorse and
Maroondah council areas. Box Hill Baptist, New Hope Baptist Church (formerly Blackburn North) and
Emmaus Housing (South Croydon Anglican Church) cooperate as Jubilee Housing and today have 39
homes over three complexes. With an emphasis on housing families, Jubilee Housing provides the option
of secure, affordable, long-term tenancies to people from the local area. The churches also have an
emphasis on pastoral care and support for Jubilee tenants. The Jubilee Housing initiative shows what can
be accomplished through local networking and cooperation between small to medium-size local churches.

“We accept needy families and singles from a variety of backgrounds, cultures,
religious beliefs, and circumstances. In our housing, we seek to build true
community, and to model that ourselves first. We help residents to establish
stable housing, schooling and community connections. We try to model what it
means to be a good neighbour, literally. Some of our families are experiencing for
the first time the basic right to stable, long-term affordable and well appointed
housing. It’s a great example of ministry to the whole person, providing dignity,
security and hope for the future.”
—Carol Hands, Housing Officer, Emmaus Housing, Bayswater North.

These examples of very different affordable housing partnerships are just a brief glimpse of the variety of
options available in the Community Housing sector.
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Baptcare’s response
As the aged care and community services agency of the Baptist Union of Victoria, Baptcare’s work is
undergirded by a vision and values arising out of our identity as an organisation rooted in the Christian
tradition of compassion and justice.
Baptcare approaches housing and other social issues from the basis of our values of respect, equality,
justice, and commitment to building community.

Theological and values response
Baptcare’s core values include:
Respect: We value the inherent dignity and equality of all people regardless of their circumstances.
Justice: We value equality of opportunity and consistency of outcome for all.
It is on the basis of these values that we advocate for equality and consistency of outcome for low income
and vulnerable people within our society in issues such as access to affordable, appropriate housing.
Baptcare’s core values arise out of our understanding of the intrinsic value of all people as God’s creation,
with the image and likeness of God stamped deep within (The Bible, Genesis 1:26, James 3:9). Therefore,
there is a basic equality central to all our relationships in society. Those who are disadvantaged, the
homeless, the poor, the aged, those of a different culture – all are worthy of respect and the same basic
human rights, including the right to housing.
This respect for the inherent equality of all is not just an intellectual theory within the Christian faith, but
rather should always be evidenced in action. In the Biblical book of Job, chapter 24, God is seen as having
contempt for those who thrust aside the needy, rip off and enslave the poor, and show no kindness to
the vulnerable and powerless. Passive indifference is condemned as strongly as active injustice. We are
challenged to actively plead the case of those who are crushed or vulnerable or bereaved (The Bible, Isaiah
1:17). It is on this basis that Baptcare attempts to operate in society, advocating for the needs of those
whom the system is failing.
Baptcare is not only committed to advocating for a just outcome for individuals. We are also committed
to promoting sustainable communities. Our vision of ‘Caring communities for all’ arises out of the Biblical
view that we are all connected together in society. God’s people are encouraged to seek or work toward
the ‘shalom’ of their city (The Bible, Jeremiah 29:7). Shalom is variously translated or defined as peace,
wellbeing, prosperity, welfare, justice, wholeness, harmony of life. It is a concept covering the individual
and permeating the entire community. Within this context, one can see the shortage of safe, secure
and affordable housing as jeopardising ‘shalom’, community wellbeing and social inclusion. Baptcare is
committed to taking positive steps to build inclusive communities.
Baptcare has identified the provision of affordable and sustainable housing as one of the contributions our
organisation can make towards building community wellbeing and social inclusion.
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Baptcare’s advocacy response
As a member of the Victorian Council of Social Services, Baptcare supports the advocacy efforts of several
peak bodies on behalf of those Australians disadvantaged by the housing affordability gap.

Making Social Housing Work. Better homes for lowincome Victorians. Launched in March 2014, this Affordable
Housing Strategy outlines a 20-year vision to grow and redevelop
social housing in Victoria, including reform of public housing. This
paper represents the collective views of seven peak organisations
– Community Housing Federation of Victoria, Council to Homeless
Persons, Domestic Violence Victoria, Justice Connect Homeless Law,
Tenants Union of Victoria Ltd, Victorian Council of Social Services and
the Victorian Public Tenants Association. See www.vcoss.org.au or
http://chfv.org.au/makingsocialhousingwork/

Making Social
HouSing Work
Better homes
for low-income Victorians

March 2014

$35 a day is not enough! The Australian Council of Social
Services [ACOSS] has spearheaded a long battle by Australia’s
community welfare sector for an increase to income support
payments like Newstart and Youth Allowance arguing their low
rate is driving people into worsening poverty. ACOSS also calls for
a review of Commonwealth Rent Assistance (CRA) to ensure that
it best meets the needs of all low income renters, arguing that as a first step the maximum rate of CRA
should be increased by 30 percent (approx $15 per week) for low income households receiving the
highest rate. http://acoss.org.au/policy/housing_homelessness
‘Decent not dodgy!’ A campaign by the Victorian Council of Social Services and the Tenants Union
of Victoria calling on the Victorian Government to reform the Victorian Residential Tenancies Act (1997)
to include basic standards for rental properties so as to ensure that all rental properties are healthy, safe
and secure places to live. Baptcare urges all private landlords to follow these basic standards of liveability.
http://vcoss.org.au/social-justice/housing/decent-not-dodgy/

Baptcare’s service response
Sanctuary supported accommodation
for asylum seekers: Since 2008 Baptcare
has been providing supported accommodation
for asylum seekers at risk of homelessness in
metropolitan Melbourne. This arose out of
our awareness of the need for safe, subsidised
accommodation for this marginalised and often
desperate group whose homelessness was largely
invisible within the community. In addition to our
two Sanctuary facilities, Baptcare is exploring ways
to expand our ability to provide tenancy support to
refugees living within the community.

22

Baptcare Social Policy Position Paper: Affordable Housing

Aged Care & Independent Living Units: Given Baptcare’s experience as an Aged Care provider
and our awareness of the needs of disadvantaged seniors, Baptcare is particularly seeking to provide good
quality, sustainable, affordable housing options for older people.
As an Aged Care provider, Baptcare has a portfolio
of Independent Living Units [ILUs] located
alongside our Residential Aged Care facilities.
Independent Living Units are self-contained units or
villas accommodating active older people. Within
the housing sector, ILUs provide an important
social housing role for financially disadvantaged
older people. Baptcare has a commitment to at
least 10 percent of our ILUs being allocated to
disadvantaged seniors who do not have the means
to pay an ingoing contribution. These are allocated
by need in several disadvantaged areas in Victoria
and Tasmania. They provide older people with a
safe, secure alternative to public housing.
Baptcare is also participating in the public/private partnership redevelopment of the Mews housing estate
at Westmeadows/Valley Park. This redevelopment is a partnership between the Victorian Government
and Australand to construct 110 social housing homes, 220 privately owned homes, and 34 Independent
Living Units to be located alongside a new Baptcare Residential Aged Care facility with priority access for
Director of Housing tenants.

Baptcare Affordable Housing Ltd [BAH]: With the establishment of Baptcare Affordable
Housing Ltd in 2012, Baptcare aims to respond to broader housing needs within the community. Baptcare
Affordable Housing Ltd [BAH] was established as a subsidiary company of Baptcare and operates as a NotFor-Profit Housing Provider. BAH was registered as such in November 2013 by the Registrar of Housing
Agencies under the Housing Act 1983.
The key objectives of Baptcare Affordable Housing include a commitment to:
• providing and/or managing well-maintained affordable housing
• rental rates set at or below 75 percent of the market rate for the property and at 30 percent or less
of the tenants’ gross income
• facilitating tenancy management which supports vulnerable tenants and allows households to have
a say in the way their housing is managed
• co-operating in place management strategies that build community.
Launched in May 2014, BAH is the most recent program developed by Baptcare to respond to growing
community need. BAH is currently upgrading and expanding affordable housing units at Wangaratta
and Boronia and is seeking involvement in several projects in financially disadvantaged regions. Baptcare
Affordable Housing Ltd is a member of the Community Housing Federation of Victoria.
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Baptcare’s Policy Response
Tackling the national issue of affordable housing will require a commitment to action from across our
community. Baptcare sees the following as a place to start in this long-term effort.
1.

Baptcare
1.1. Baptcare affirms that access to safe, secure, appropriate and affordable housing is a basic
human right of all Australians. We believe this is foundational to an individual or family’s longterm participation in a local community.
Baptcare encourages all tiers of government, Baptist churches, and the wider Australian public
to recognise housing affordability as a national issue that will determine the society we build in
the coming decades.
1.2. Baptcare is commited to improving access to affordable housing for aged and disadvantaged
people in Victoria and Tasmania. This commitment is the basis of Baptcare’s future growth
strategy around the provision of affordable housing.
1.3. Baptcare seeks to leverage our expertise and experience in residential and community aged
care to develop innovative affordable housing solutions appropriate to the needs of older
tenants and those with a disability.
1.4. Baptcare is committed to exploring opportunities for cooperative developments with
government, local councils, the housing construction industry, and local community agencies in
order to produce financially viable, high quality housing outcomes for aged and disadvantaged
tenants.
1.5. Baptcare is committed to best practice in Universal Design /Liveable Housing Design in order to
meet the changing needs of all tenants and residents across their lifetime – including people
with a disability, ageing Australians, families with young children.
Baptcare will ensure all new affordable housing meets the milestones detailed in the National
Dialogue for Universal Housing Design’s Strategic Plan, with new affordable housing capital
works meeting at least Gold Level standards under the Liveable Housing Design Guidelines.
1.6. Baptcare is committed to best practice in sustainable development in the sectors in which we
operate so as to improve the social and environmental health of our clients and the community.
Baptcare will ensure that all new affordable housing capital works incorporate Baptcare’s
Environmentally Sustainability Design (ESD) principles and technologies, and features which
promote the wellbeing and health of tenants and residents.
Baptcare will ensure that all refurbishments of existing housing stock are undertaken in line
with LHDG principles and Baptcare’s ESD guidelines.
1.7. Baptcare is committed to best practice in tenancy management and support for vulnerable
people to maintain housing tenure.
Baptcare Affordable Housing Ltd is committed to providing best practice in tenancy
management and promoting sustainable tenancies through its partnership with Baptcare and
other community support services.
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Baptcare is committed to best practice in pastoral support and will ensure that spiritual support
is available for tenants and residents where desired, through the provision of high quality
chaplaincy services.
1.8. Baptcare is committed to best practice in community-building and will undertake a Place
Management approach in its affordable housing developments, in order to promote community
development and the establishment of socially inclusive residential areas.
1.9. Baptcare is committed to best practice in governance and will ensure the dedicated Baptcare
Affordable Housing Board contains business, property, and asset management, financial, legal,
and social expertise.
Baptcare will ensure it has an effective asset management strategy that safeguards housing
stock, maintains the community benefits of government funding, and provides secure tenure
for tenants and residents.
2.

Commonwealth government
2.1. Baptcare commends the initiative of the National Affordable Housing Agreement (NAHA); and
urges the Commonwealth to continue commitment to bring on line the remaining NRAS.
2.2. Baptcare joins with the Affordable Housing Summit Group and the Australian Council of Social
Services in calling for the establishment of an Affordable Housing Growth Fund with a longterm strategy for financing affordable housing.
2.3. Baptcare calls on the Commonwealth to institute social security policies that provide a liveable
income in a society where the poor are facing high housing stress and that will allow for
sustainable rent levels to be charged by affordable social housing programs.
2.3.1. Recognising the national benchmark for affordable housing rents as not more than 30
percent of tenant households’ income, Baptcare calls on the Commonwealth to set
Social Security Pensions and Allowances at sustainable levels (especially for single people).
2.3.2. Baptcare also calls on the Commonwealth to increase the maximum rate of
Commonwealth Rent Assistance (CRA) by 30 percent to restore its real value to the
household budget and to index it to the rent component of the CPI.

3.

State Government – Victoria and Tasmania
3.1. Baptcare eagerly awaits the release of a comprehensive plan of action by the Victorian
government as to how it will implement the Victorian Housing Framework in the spirit of The
Victorian Housing Act of 1983 – which states its first objective is to ensure that every person in
Victoria has access to adequate and appropriate housing at a price within their means.
Baptcare encourages the government to ensure its new Housing Framework reflects a
commitment to Public Housing and Affordable Housing that enables long-term residency, in
balance with crisis and transitional housing.
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3.2. Victorian Public Housing – Baptcare calls on the Victorian government to implement the
recommendations of the Victorian Auditor General’s Office in its report on the state and future
of public housing, particularly to :
3.2.1. develop and apply options to overcome the unsustainable operating model
3.2.2. develop a long-term plan for public housing with clear objectives
3.2.3. develop a comprehensive asset management strategy
3.3. Baptcare calls on the Victorian and Tasmanian governments to prioritise funding for the state
government component of Commonwealth NRAS in order to ensure that their communities do
not forgo the opportunity for urgently needed new housing stock.
3.4. Baptcare urges creative and targeted funding of Not-For-Profit (NFP) community housing, to
specifically enable financially viable public-private partnerships with NFPs to increase overall
Victorian and Tasmanian housing stocks. A key element in this is to open up EOI processes
beyond commercial builders to NFP Registered Affordable Housing providers.
3.5. Baptcare urges the Victorian and Tasmanian governments to invest in ‘salt and peppering’ of
public, NFP and affordable private housing tenures within public housing upgrades, urban
renewal projects, new housing estates in outer suburbs, and in regional areas with high
homelessness rates.
3.6. Baptcare supports the calls by community service organisations in both Victoria and Tasmania
for the introduction of minimum quality standards for private rental accommodation.
Baptcare supports the VCOSS’ ‘Decent not dodgy’ campaign calling for reform of the
Victorian Residential Tenancies Act (1997) to include basic standards for rental properties.
3.7. Baptcare calls on state governments to ensure that their state public housing conforms at
the minimum to the VCOSS basic quality standards for rental properties and to at least the
Silver basic level of the national Liveable Housing Design Guidelines. In this respect, Baptcare
commends the Tasmanian government for the release of their Housing Design – Minimum
Standards for Social Housing.
3.8. Baptcare calls on state governments to support local government action on points below.
4.

Local Government
4.1. Baptcare recognises that Victorian local government has undergone a process to develop
municipal affordable housing statements and commends those councils which have signalled
their commitment in action and finance.
4.2. Where there is a significant rate of housing stress among residents of their municipality,
Baptcare urges Victorian and Tasmanian local councils to support affordable housing
development by:
4.2.1. giving preferential access to surplus land for affordable housing – within a balanced
green plan,
4.2.2. opening up EOI processes beyond commercial developers to also include registered NFP
affordable housing providers, and
4.2.3. advocating for affordable housing in the planning and community consultation processes.

26

Baptcare Social Policy Position Paper: Affordable Housing

4.3. In growth corridors, Baptcare urges local councils to encourage mixed zones and mixed
housing development by opening up EOI processes for greenfield land releases to registered
NFP affordable housing providers and aged care providers. This also enables future residents to
downsize and age-in-place.
4.4. In the inner and middle suburbs of our urban areas, Baptcare urges councils to facilitate
infill development of medium to high density affordable housing on brownfield sites such
as publicly-owned land – within a balanced green plan – or disused industrial land; and
regeneration of under-utilised greyfield precincts.
Baptcare urges councils to facilitate this process by:
4.4.1. identifying opportunities for greyfield precinct development and regeneration,
4.4.2. opening up EOI processes for urban renewal programs to NFP registered housing providers,
4.4.3. creating greater development approval certainty for infill affordable housing projects,
4.4.4. providing subsidy support to affordable housing projects with an emphasis on housing
residents with a history in the local area,
4.4.5. undertaking public-private partnerships with registered NFP affordable housing providers.
4.5. Baptcare urges councils across Victoria and Tasmania to consider the positive use of inclusionary
zoning and to encourage developers to include affordable housing, including a requirement for
involvement of NFP community housing providers.
5.

Financial Institutions
5.1. Baptcare commends those Australian superannuation funds and investment managers that
have signed up to the United Nations Principles for Responsible Investment.
Baptcare calls on Superannuation Funds and ethical investment providers to work with the
Not-For-Profit sector to develop investment vehicles for affordable housing projects as part of
establishing impact investment streams in their portfolios.
5.2. Baptcare calls on Philanthropic foundations and Trusts to invest in affordable housing projects
undertaken by Not-For-Profits with DGR status, through grants or subsidised loans.

6.

Churches
6.1. Baptcare encourages churches to consider the role they could play in affordable housing
provision and will endeavour to assist churches to explore options.
6.2. Baptcare encourages individual Christians who own rental properties to consider providing
tenants with affordable long-term tenure, as an outworking of the ‘good news of the gospel’.
6.3. Baptcare calls on all Christian landlords to meet the VCOSS ‘Decent not dodgy’ minimum
property standards.
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The future is a choice
The issue of affordable housing confronts us with the basic question: What sort of Australia do we wish to
build over the coming decades?
Will housing be an arena where policies of social inclusion are played out in order that we build ‘a
stronger, fairer Australia’? Alternately, will housing be an issue which increasingly divides those with a
secure future from those living on the insecure margins?
We may be moving towards a future where even middle-income households accept renting as the only
life-long option for themselves or for their children and grand-children. Increasing inequality may come by
stealth unless we face the urgent need to discuss openly and plan deliberately for the housing needs of all
Australians.
Implementing a fair and equitable housing policy will require a range of deliberate choices by
governments at all levels, by planners, by organisations like Baptcare, and by ordinary people in our local
communities. It will require keeping affordable housing squarely on the national and local agenda.
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