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Glossary of Terms
Affordable Housing

Housing for Very Low, Low and Moderate income households (as defined by SEPP 70 and
the Environmental Planning and Assessment Act 1979).

Affordable Rental Housing

Affordable housing managed by a community housing provider and rented to very low, low,
or moderate income level households.

‘As Is’ Value

The ‘as is’ value of land and/or property, also referred to as ‘existing use’ value, refers to the
value of land and/or property in its current use notwithstanding its potential value in
alternative uses.

Community Housing Provider Community housing providers who are registered under the National Regulatory System of
Community Housing. In NSW, a community housing provider must be registered by the
Registrar of Community Housing to receive assistance from the Department of Family and
Community Services or NSW Land and Housing Corporation.
Contribution Rate

The contribution rate that is used in the calculation of the monetary contribution for a
relevant development and is annually adjusted for indexation purposes.

In-kind Dedication

Dedication of a completed affordable rental housing dwelling on-site to a planning authority.

Gross Floor Area

As defined in the Hurstville Local Environmental Plan 2012, gross floor area means the sum
of the floor area of each floor of a building measured from the internal face of external walls,
or from the internal face of walls separating the building from any other building, measured
at a height of 1.4 metres above the floor, and includes:
(a) the area of a mezzanine, and
(b) habitable rooms in a basement or an attic, and
(c) any shop, auditorium, cinema, and the like, in a basement or attic, but excludes:
(d) any area for common vertical circulation, such as lifts and stairs, and
(e) any basement:
(i) storage, and
(ii) vehicular access, loading areas, garbage and services, and
(f) plant rooms, lift towers and other areas used exclusively for mechanical services or
ducting, and
(g) car parking to meet any requirements of the consent authority (including access to that
car parking), and
(h) any space used for the loading or unloading of goods (including access to it), and
(i) terraces and balconies with outer walls less than 1.4 metres high, and
(j) voids above a floor at the level of a storey or storey above.

Housing Affordability

The relationship between expenditure on housing cost (whether a mortgage payment or a
rental payment) and household income. A common benchmark measure of housing
affordability is where no more than 30% of gross household income is spent on housing costs.

Inclusive Housing

Inclusive housing refers to housing that caters to a wide range of users, including
households in housing stress, seniors, people with disabilities, students, key workers, and
section of the broader residential market (e.g. First Home Buyers).
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Inclusionary Zoning

A planning intervention which mandates a certain proportion of development be delivered
(or included) as affordable housing dwellings as a condition of planning consent.

Key Worker

A key worker is defined as workers in the following occupations: schoolteachers, midwifery
and nursing professionals, defence force members, firefighters and police, health and
welfare support workers (includes ambulance officers), hospitality workers, child carers,
personal carers and assistants, cleaners and laundry workers, automobile, bus and rail
drivers and sales assistants and salespersons (.id, 2019).

Land Dedication

Dedication of land on-site to a planning authority for the purposes of affordable housing.

Low Income Household

As defined under the State Environmental Housing Policy 70 Affordable Housing (Revised
Schemes), households with gross incomes between 50% and 80% of the median household
income of the Sydney Statistical Division (i.e. Greater Sydney).

Moderate Income Household

As defined under the State Environmental Housing Policy 70 Affordable Housing (Revised
Schemes), households with gross incomes between 80% and 120% of the median household
income of the Sydney Statistical Division (i.e. Greater Sydney).

Residual Land Value

The maximum price a developer would be prepared to pay for a site in exchange for the
opportunity to develop the site, whilst achieving target hurdle rates for profit and project
return. It is a commonly used valuation approach to assess the value of land as a hypothetical
development and involves assessing the value of the completed product, making a deduction
for development costs and further deduction for profit and risk, all while ensuring the
development achieves the target project margin and return. Land value is a ‘residual’ that
remains.

South District

The South District as defined in the Greater Sydney Region Plan comprising the CanterburyBankstown, Georges River and Sutherland LGAs.

Very Low-Income Household

As defined under the State Environmental Housing Policy 70 Affordable Housing (Revised
Schemes), households with gross incomes less than 50% of the median household income
of the Sydney Statistical Division (i.e. Greater Sydney).
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Glossary of Abbreviations
ABS

Australian Bureau of Statistics

ANZSIC

Australia New Zealand Standard Industry Classification. The ANZSIC is
hierarchical classification with four levels: Division (the broadest level),
Subdivisions, Groups and Classes (the finest level).

GRC

Georges River Council

CHP

Community Housing Provider

DCP

Development Control Plan

DPE

NSW Department of Planning and Environment

ERP

Estimated Resident Population

DCJ

Department of Communities and Justice

FSR

Floor Space Ratio

GFA

Gross Floor Area

GSC

Greater Sydney Commission

LEP

Local Environmental Plan

LGA

Local Government Area

LHS

Local Housing Strategy

LSPS

Local Strategic Planning Statement

RBA

Reserve Bank of Australia

RFB

Residential Flat Building

RLV

Residual Land Value

SEPP 70

State Environmental Planning Policy 70 Affordable Housing (Revised Schemes)
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1.

Strategic Context and Background

1.1

Background and Overview

Affordable housing schemes (contributions) may be applied in NSW under Section 94F(1) of the Environmental Planning and
Assessment Act 1979 (the Act). The Act permits consent authorities (e.g. local Councils) to impose mandatory affordable
housing contributions under State Environmental Planning Policy 70 – Affordable Housing (Revised Schemes).
Affordable housing contributions have also been historically facilitated across NSW through voluntary planning agreements
(VPAs). Where a change to planning controls results in a financial upside, part of that upside is shared with the community for
various items of public benefit, including affordable housing.
The Mortdale Master Plan Affordable Housing Contributions Scheme (the Mortdale AHCS) outlines the framework for
affordable housing contributions within the Mortdale Local Centre. The Mortdale AHCS has been prepared in accordance
with the requirements of Section 7.32(1)(c) of the Environmental Planning and Assessment Act and State Environmental
Planning Policy 70 – Affordable Housing (Revised Schemes).
The Mortdale AHCS is consistent with both NSW and Georges River Council strategic planning objectives, namely:
•

The South District Plan (Greater Sydney Commission, 2018) which encourages opportunities for delivery of affordable
rental housing, particularly in centres and employment areas.

•

The Georges River Local Strategic Planning Statement (Georges River Council, 2020) seeks to increase the supply of
affordable housing in the Georges River LGA.

1.2

What is Affordable Housing?

Affordable housing is defined under the State Environmental Planning Policy 70 – Affordable Housing (Revised Schemes)
(hereafter referred to as ‘SEPP 70’) as housing provided to ‘very low-income households, low income households and
moderate-income households’.
Affordable housing is an essential component of the ‘affordable housing continuum’ – the range of housing sectors required
to meet the needs of society including crisis and transitional housing (e.g. homeless shelters), social housing, affordable
housing and market (private) housing. This housing continuum within the NSW context is outlined in Figure 1.1.
Figure 1.1: Affordable Housing Continuum in the NSW Context

Source: GSC (2018)
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1.3

Eligibility for Affordable Housing

Affordable housing is available to applicants with household incomes which fall within Very Low, Low- and Moderate-income
bands. These income bands are based on the following ranges of percentages of the current median household income for the
Sydney Statistical Division (SSD) according to the Australian Bureau of Statistics:
•

Very Low-Income household:

Less than 50% of the SSD median household income

•

Low Income household:

Between 50% and 80% of the SSD median household income

•

Moderate Income household:

Between 80% and 120% of the SSD median household income

In general, the household income eligibility limit for the moderate-income band sets the maximum income allowable for a
household to be eligible for affordable housing. However, affordable housing managers are encouraged to allocate affordable
housing to households from all three income bands, and some affordable housing programs require this.

1.4

History of Affordable Housing

There is a long history of affordable housing schemes at both the State and local government level in NSW spanning some 30
years. The earliest affordable housing contribution framework was the Sydney Regional Environmental Plan No. 26 City West
(SREP 26) which applied to the Pyrmont-Ultimo area in response to the significant redevelopment of the region in the early
1990s. SREP 26 outlined the planning principles for securing contributions for affordable housing, although collection of
contributions from the private sector was deferred in the initial SREP 26. The City West Affordable Housing Program was
established in 1994 and amendments to SREP 26 were made in 1995 requiring contributions from private development in
Pyrmont-Ultimo to be made for affordable housing purposes.
In 2000, the Environmental Planning and Assessment Act 1979 (EP&A Act) was amended to enable environmental planning
instruments to make provision for providing, maintaining and regulating matters relating to affordable housing. In 2002, the
SEPP 70 was introduced and inserted revised provisions into several environmental planning instruments including SREP 26.
SEPP 70 is an inclusionary method used to fund affordable housing outcomes. Until 2018, only two Sydney-based
municipalities (City of Sydney, City of Waverley) were participants under SEPP 70. Also in 2000, Randwick City Council
introduced an Affordable Housing clause to the Randwick Local Environmental Plan 1998. The clause required large
development sites subject to masterplanning to include affordable housing through a mix of dwelling types and dedications.
In 2005, voluntary planning agreements (VPAs) were introduced through the Environmental Planning and Assessment
Amendment (Development Contributions) Act 2005. This permitted planning authorities to enter into agreements with
developers for any public purpose, including delivery of affordable housing. Whilst the 2005 Act provided legal recognition
of VPAs, in practice, informal agreements between planning authorities and developers were occurring prior to 2005.
Building on the shift to incentivise affordable housing supply through voluntary mechanisms, the Affordable Rental Housing
SEPP (ARH SEPP) was gazetted in 2009. The ARH SEPP introduced a density bonus for affordable housing as well as planning
concessions to enable more affordable forms of market housing (e.g. boarding houses).
Over the course of 2010-2016, more local Councils across Greater Sydney adopted affordable housing policies with the
objective of increasing affordable rental housing supply. New supply was mostly facilitating through the VPA provisions of
the EP&A Act and requiring delivery of affordable housing in any redevelopment of Council-owned sites.
The draft Greater Sydney Region Plan and District Plans were released in early 2017 by the Greater Sydney Commission
(GSC). These plans recommended the provision of 5%-10% of additional residential floorspace following a change to planning
controls be delivered as affordable housing. The Region and District Plans were adopted in 2018 and retain the requirement
for affordable housing, subject to viability testing.
Also in 2018, SEPP 70 was expanded to include five new Sydney councils. Recognising the universal need for affordable rental
housing across NSW, SEPP 70 was extended to all Councils across NSW in February 2019. Local Councils are permitted to
seek affordable housing contributions on an inclusionary basis, subject to the preparation of an affordable housing
contribution scheme. An affordable housing contribution scheme template was issued by DPIE to assist in this process.
Since 2019, all Councils within Greater Sydney have been preparing Local Housing Strategies to inform their Local Strategic
Planning Statements and review of LEPs. Understanding the demand for affordable rental housing has been a key component
of these investigations, with increasing the supply of affordable rental housing a core objective for all local Councils.
Mortdale Master Plan | page 6

1.5

Objectives of the AHCS

The Mortdale AHCS is premised on a series of core objectives:
•

Recognise the provision of affordable rental housing as critical infrastructure to support sustainable growth and social
outcomes for the Georges River LGA;

•

Ensure that as higher value uses are facilitated through the Mortdale Master Plan that affordable rental housing is
provided to mitigate the impact on housing affordability for very low to moderate income households.

•

Provide certainty around the requirements for affordable housing in the Mortdale Local Centre, including contribution
rates, methodology for collection and exemptions.

•

Ensure that contribution rates for affordable housing are viable and are evidence- based.

1.6

Principles of the AHCS

The Mortdale AHCS will be administered and managed in accordance with the following principles:
i.

Affordable housing should be provided and managed in the Mortdale locality so that a socially diverse residential
population representative of all income groups is created and maintained.

ii.

Affordable housing that is provided is to be made available to a mix on households on very low, low to moderate
incomes.

iii.

Affordable housing that is provided is to be rented to eligible households at an appropriate rate of gross household
income.

iv.

Dwellings provided for affordable housing are to be managed so as to maintain their continued use for affordable
housing.

v.

Land provided for affordable housing is to be used for the purpose of the provision of affordable housing.

vi.

Affordable housing is to consist of dwellings constructed to a standard which, in the opinion of Georges River
Council, is consistent with other dwellings in the Georges River LGA.

The Mortdale AHCS forms part of the broader Georges River Inclusive Housing Strategy and Delivery Program which
outlines the framework for encouraging and delivering a greater mix of housing, including affordable rental housing, in the
Georges River municipality.

1.7

Contribution Area

The Mortdale AHCS applies to land within the Mortdale Master Plan Core Study Area which is subject to an increase in
development density as depicted in Figure 1.2. This is referred to as the ‘Contribution Area’.
Additional land may be included in the Mortdale AHCS by amendment of this Scheme via Council resolution and amendment
of the Georges River LEP.
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Figure 1.2: Affordable Housing Contribution Area, Mortdale
PLACEHOLDER - Map to be prepared by Council which shows areas of uplift subject to affordable housing contributions
Source: TBC

1.8

Applicable Development Types

The Mortdale AHCS applies to all land as defined in Figure 1.2. However, the Mortdale AHCS will not apply to certain types
of development within the Contribution Area, including:
•

Exempt development;

•

A dwelling house that results in the creation of less than 200sqm of residential floorspace;

•

Refurbishment or repair of a building that results in additional residential floorspace less than 100sqm;

•

Development of affordable housing when provided for or on behalf on an affordable housing provider;

•

Development of social housing;

•

Development of non-residential floorspace (unless identified as adaptable floorspace);

•

Development of community facilities, public roads or public utility undertakings.

1.9

Need for Affordable Housing

1.9.1

The Evidence Base

The need for affordable housing in the Georges River LGA has been considered in the primary evidence base for the Georges
River draft Local Housing Strategy, namely:
•

The Georges River Evidence Base for Local Housing Strategy (.id, 2019)

•

The Georges River Inclusive Housing Strategy and Delivery Program (HillPDA, 2020).

This Mortdale AHCS draws upon this LGA-wide evidence base and supplements with targeted research and analysis.
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1.9.2

Overview

Housing affordability has risen as a central issue for both State and local government across much of Australia’s east coast
over the past two decades. Significant and sustained price growth in property values has outpaced wage rises, resulting in
declining housing affordability and growing public debate around the need to improve accessibility to the housing market.
Sydney is at the forefront of Australia’s housing affordability debate. Not only is Greater Sydney the least affordable capital
city in Australia (ANZ/CoreLogic, 2019), it has been consistently ranked as the third most unaffordable city globally, behind
only Vancouver and Hong Kong (Demographia, 2021).
The median dwelling price in Greater Sydney was some 8.2 times greater than the median household income in June 2019,
compared to 6.6 times in June 2009. The number of years required for a typical household to save a 20% deposit on a median
dwelling in Greater Sydney was recorded at 11.0 years in June 2019, up from 8.8 years in June 2009 (ANZ/CoreLogic, 2019).
For households earning below the median annual income, there is increasingly no alternative to renting on a permanent basis.
The social risks associated with deteriorating housing affordability are significant. Households on very low, low and moderate
incomes can be displaced from local areas, resulting in poor community diversity and social cohesion. Furthermore,
displacement of ‘key workers’ from local areas can result in a reduced labour force of key workers essential to local economies.
Recent studies show that housing affordability in Georges River is declining, with the number of very low, low and moderate
income earning households experiencing housing stress rising (Georges River Inclusive Housing Strategy, 2020; Evidence
Base for Local Housing Strategy, 2019). Analysis also suggests that key workers within Georges River would unlikely be able
to afford to either purchase or rent housing within the area.

1.9.3

Demand for Affordable and Inclusive Housing

The Georges River Inclusive Housing Strategy (2020) defines ‘inclusive housing’ as both affordable housing (as per the
definition under SEPP 70) in addition to households in housing stress, seniors, people with disabilities, students, key workers
and the broader residential market. Demand for inclusive housing is broad, requiring a range of housing and tenure typologies.
Whilst analysis suggests the Georges River community is not as socially disadvantaged as a whole compared to the broader
Greater Sydney region, there were some ~3,100 very low to moderate income households experiencing mortgage stress (i.e.
very low to moderate income households spending more 30% of their gross income on mortgage repayments) whilst there
was around ~6,200 households experiencing rental stress.
The proportion of very low to moderate income households in the Georges River LGA experiencing housing stress is generally
higher than that observed across Greater Sydney.
Figure 1.3: Households in Mortgage and Rental Stress (2016), Georges River LGA and Greater Sydney

Source: Evidence Base for Local Housing Strategy (2019)

In addition to households on very low to moderate incomes, demand for affordable and inclusive housing is driven by Georges
River’s other specialised groups which typically require affordable and/or inclusive housing, namely:
•

The 1,750 households across the Georges River area renting in social housing accommodation and the 1,420
households currently on the waiting list;

•

The 9,350 Very Low, Low- and Moderate-income households experiencing housing stress.

•

The ~7,200 residents who require assistance with core activities due to a disability; and
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•

The 1,362 individuals who were experiencing some form of homelessness in the Georges River area (2016).

•

The ~15,900 students (non-school) residing in the Georges River LGA, including 11,370 university students.

The capacity of these various groups to enter the private housing market without entering high levels of housing stress are
limited. Analysis undertaken in the Georges River Evidence Base for Local Housing Strategy (2019) concluded that very low to
moderate income households would be unable to afford mortgage costs of a median priced dwelling in the Georges River LGA
without experiencing housing stress, whilst only moderate income households could afford to rent within the municipality.
Figure 1.4: Capacity of Very Low, Low and Moderate Income Households to Pay for Housing in Georges River LGA

Source: Evidence Base for Local Housing Strategy (2019)

1.9.4

Existing Supply of Affordable and Inclusive Housing

As at Q1 2020, the Georges River LGA comprised a total supply of some 2,952 social and affordable housing dwellings. The
overwhelming majority of these (2,865 dwellings) with only around 3% being affordable and community housing dwellings.
In addition to this affordable and social housing stock, there are around ~1,500 additional dwellings/rooms located
throughout Georges River which provide accommodation for other specialist groups. These are summarised below.
•

Social Housing
As at Q1 2021, a total of 2,865 social housing dwellings were identified in the Georges River LGA. There are primarily
managed by the Department of Communities and Justice, though around 305 dwellings are managed by St George
Community Housing

•

Affordable Housing
As at Q1 2021, a total of 54 affordable housing dwellings with these managed by St George Community Housing.

•

National Rental Affordability Scheme
As at Q2 2020, a total of 33 dwellings registered under the National Rental Affordability Scheme (NRAS) were identified
in the Georges River LGA (Department of Social Services, 2020). It is noted that NRAS is currently being phased out.

•

Aged Care Facilities and Nursing Homes
A total of 16 aged care facilities were identified across the Georges River LGA as at Q1 2021, comprising a total of some
1,173 rooms (Atlas, 2021; Department of Health, 2021).

•

Boarding Houses
As at Q1 2021, a total of 10 registered boarding houses within the Georges River LGA with a total of 187 rooms were
identified (Atlas; NSW Fair Trading 2021).

•

Special Needs Housing
As at September 2020, a total of 78 Specialist Disability Accommodation within the Georges River region (NDIS, 2021).
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1.9.5

Existing and Future Need for Affordable and Inclusive Housing

The pool of demand for affordable housing is observed from two main sources:
1.

Households currently on the waiting list for social housing in Georges River.

2.

Households on Very Low, Low and Moderate incomes in the private rental market experiencing housing stress.

Households on the waiting list for social housing would equally meet the criteria for affordable housing and are likely being
accommodated in some other form of subsidised housing (e.g. crisis housing, boarding houses) or experiencing housing stress
in the private rental market. There are some 1,420 households currently on the waiting list for social housing in the LGA.
It is reasonable to assume that renter households in housing stress are not presently accommodated in social housing.
Analysis has demonstrated the difficulty for Very Low, Low- and Moderate-income households to afford rental
accommodation. There is a total of 6,235 of these households currently experiencing housing stress in the LGA.
When combining these two household cohorts, there is a potential existing demand for some 7,655 subsidised dwellings
(social, community or affordable rental housing) across the Georges River LGA.
Looking forward, population projections (.id, 2017) suggest Georges River will grow by some ~12,900 households over the
2016-2036 period. Should the level of renter stress remain constant over this period, an additional 1,848 renter households
would be experiencing housing stress. This would drive further demand for subdisided housing (social, community or
affordable rental housing).
Implicit in this growth is a need for more affordable and inclusive housing. Unless there is intervention to support the
provision of designated affordable and inclusive housing, population growth and urban renewal is likely to push already high
purchase prices and rents further out of reach of very low to moderate income households.
Schedule 1 (The Evidence Base) provides a more detail analysis of the need for affordable housing in the Georges River LGA.

1.10

Legislative Framework

Section 7.32 of the Environmental Planning and Assessment Act (EP& A Act) allows Council to levy contributions for
affordable housing if a State Environmental Planning Policy (SEPP) identifies a need for affordable housing in the LGA.
In February 2019, State Environmental Planning Policy No 70 – Affordable Housing (Revised Schemes) was amended to apply
to all municipalities within NSW. The SEPP provides a mechanism for Councils to develop schemes and levy developer
contributions for affordable housing via conditions of consent.
Under Section 7.32(3)(b) of the EP&A Act, any condition imposed on a development consent must be authorised by a Local
Environmental Plan (LEP) and be in accordance with an affordable housing contribution scheme for dedications or
contributions set out in, or adopted by, the LEP.
Clause x.xx of the Georges River LEP 2021 authorises the Mortdale AHCS, as follows:
COUNCIL TO INSERT CLAUSE ONCE DRAFTED BY LEGAL
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1.11

Relationship with Local Planning Policy

1.11.1

Georges River Local Environmental Plan 2021

The Mortdale AHCS is affected by the inclusionary zoning provisions in the Georges River Local Environmental Plan 2021
which are authorised under the Environmental Planning and Assessment Act 1979 (EP&A Act 1979) and State Environmental
Planning Policy No. 70 Affordable Housing (Revised Schemes).
Under these provisions, all residential development in the Contribution Area (unless excluded) is required to provide
affordable housing contributions. This can be achieved by dedicating affordable housing dwellings on-site, by a monetary
contribution or by land dedication of suitable land to Georges River Council.

1.11.2

Georges River Local Strategic Planning Statement 2040

The Georges River Local Strategic Planning Statement 2040 (LSPS 2040) sets out the following affordable housing provisions:
•

Action 47 requires the completion of a Local Housing Strategy and Inclusive Housing Strategy to provide a framework
to address housing diversity;

•

Action A50 identifies the need to establish a planning framework to provide housing for people from very low to
moderate income households including key workers; and

•

Action A51 notes that the provisions of the EP&A Act for affordable housing, drawing from the outcomes of the
Inclusive Housing Strategy.

Both the Georges River Local Housing Strategy and Inclusive Housing Strategy have been completed. The Georges River
Inclusive Housing Policy which sets targets for delivery of inclusive housing is to be drafted over the coming 12 months.
The Mortdale AHCS aligns with the core objectives and actions of the Georges River LSPS 2040.

1.11.3

Georges River Local Housing Strategy

A core objective of the Georges River Local Housing Strategy (LHS) is the provision of affordable and inclusive housing. Key
actions of relevance include:
•

HA12: Prepare an Inclusive Housing Strategy

•

HA13: Include provisions in the LEP for affordable and inclusive housing (note: includes aims, implementation of the
AHCS and dual key dwellings)

•

HA14: Prepare an Affordable Housing Contributions Scheme (note: includes identifying areas)

•

HA15: Facilitate the use of VPAs as a means of providing affordable and inclusive housing (note: includes amending the
VPA policy).

•

HA17: Preparation of a policy and procedures via collaborating with community housing providers to support the
ongoing delivery and management of affordable housing

The Mortdale AHCS aligns with the actions of the Georges River LHS, specifically Action HA14.

1.11.4

Draft Georges River Affordable Housing Policy

The draft Georges River Affordable Housing Policy (the draft Policy) provides a set of principles and policy statements which
provide the framework for Georges River Council to support the supply of affordable housing. The draft Policy intends on
increasing the supply of inclusive housing to accommodate a range of households, including very low to moderate income
households, singles, families, couples, seniors, people with a disability, students, key workers and the broader residential
market, including first home buyers.
The core principles of the draft Policy include:
•

Establishing clear targets for the provision of affordable housing in the Georges River.

•

Prepare an Affordable Housing Contributions Scheme (AHCS).
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•

Embedding affordable housing in Council’s strategies, plans and policies.

•

Partnering with the State and Commonwealth Government, other local councils, industry experts, the private sector,
stakeholders and community housing providers to deliver affordable rental housing.

•

Advocating for change to support affordable housing in the Georges River.

The draft Policy is supported by the Georges River Inclusive Housing Strategy, which examined the need for affordable and
inclusive housing within Georges River. The Inclusive Housing Strategy was adopted by Council in August 2020 and forms
part of the Evidence Base of this AHCS.

1.11.5

Georges River Policy on Planning Agreements – Revision 2

The Georges River Policy on Planning Agreements (2016) outlines principles, framework and procedures relating to planning
agreements between Georges River Council and proponents under section 7.4 of the EP&A Act 1979.
A comprehensive review of the Georges River Planning Agreements Policy 2016 has been undertaken to strengthen the
Policy in line with best practice. The exhibited Draft Georges River Planning Agreements Policy – Revision 2 (2020) marks up
the amendments to the Policy. One of the key amendments outlined in the Revision enables VPAs in connection with a
planning proposal that seek an increase to the maximum FSR or building height, to provide for affordable housing.
Where Council is negotiating the terms of a proposed planning agreement that includes provision for affordable housing in
connection with a development application or proposed development application, it will follow the requirements set out in
Environmental Planning and Assessment (Planning Agreements) Ministerial Direction 2019.
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2.

Affordable Housing Contributions

2.1

Contribution Rates

Affordable housing contributions are in addition to other contributions including local infrastructure contributions (s7.11 or
s7.12) and special infrastructure contributions (Subdivision 4 of the Act).
All development in the Affordable Housing Contribution Areas must contribute to affordable housing, required through a
condition of development consent. Contributions must meet the following requirements:
•

A contribution is to be calculated in accordance with the requirements of this section. There are no savings or credits
for floor space that may exist on the site, even if the building is being adapted or reused.

•

If the contribution is less than 50 sqm then it must be made as a monetary contribution.

•

A contribution in some instances may comprise a combination of in-kind dedication and monetary contribution.

•

Adaptable floor area (from existing commercial/industrial to residential) is calculated in the total residential gross floor
area for the purpose of calculating an affordable housing contribution.

•

In all instances Council will require evidence that that the condition of consent has been satisfied prior to the granting
of a Construction Certificate.

The Mortdale Local Centre Master Plan proposes a Base and Bonus density control. The affordable housing contributions
required under the Mortdale AHCS are linked to these Base and Bonus controls.
•

Base Controls: 1% of total gross floor area that is to be used for residential uses.

•

Bonus Controls (only applicable in B2 Local Centre): 3% of total gross floor area that is to be used for residential uses.

The above rates are premised on viability testing carried out in Schedule 2.
There are three methods by which a contribution requirement may be satisfied:
i.

In-kind contribution of completed dwellings (refer section 3.1.1);

ii.

Monetary contribution (refer section 3.1.2); or

iii.

In-kind contribution of land for affordable housing (refer section 3.1.3).

The elected contribution method is to be specified within the Development Application made by the Proponent to Council.

2.2

In-kind Contribution of Completed Dwellings

Affordable housing contributions may be satisfied through the dedication of completed affordable housing dwellings made
free of cost, and to the satisfaction, to Georges River Council and/or the Preferred Community Housing Provider.
Calculation of In-Kind Dedication Contribution (Completed Units)
Example 1 (Base Controls):

New residential flat building comprising 2,500sqm of residential gross floor area (GFA).

Calculation:

Residential Gross Floor Area x 1% = Required square metres of affordable housing GFA.
2,500sqm x 1% =25sqm of affordable housing GFA required to be dedicated

As the required amount of affordable housing GFA is less than 50sqm, a monetary contribution will be required.
Example 2 (Bonus Controls):

New mixed use building comprising 3,000sqm of residential gross floor area (GFA).

Calculation:

Residential Gross Floor Area x 3% = Required square metres of affordable housing GFA.
3,000sqm x 3% = 90sqm of affordable housing GFA required to be dedicated

As the required amount of affordable housing GFA is greater than 50sqm, in-kind contribution of completed dwellings would be the
preferred method of contribution.
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2.3

Monetary Contribution

Where a monetary contribution is to be made in lieu of an in-kind contribution, an equivalent monetary contribution will be
made and indexed annually with the contribution rate reviewed periodically.
Monetary contributions are based on the median cost of a strata titled dwelling within the Georges River LGA as published
by the NSW Department of Communities and Justice in the quarterly Rent and Sales Report. This reflects the potential cost to
Council of purchasing a strata dwelling for affordable housing purposes in the private market.
As at Q3 2020, the median strata dwelling in Georges River was recorded at $680,000. Assuming an average unit size of
85sqm of gross floor area (GFA), the median cost of a strata dwelling in Georges River is calculated as $8,000/sqm of GFA.
This is shown below.
= $680,000 ÷ 85sqm GFA
= $8,000/sqm of GFA
The assessed cost of a median strata dwelling of $8,000/sqm of GFA is used as the basis of calculating an affordable housing
monetary contribution.
The contribution rates (CR) to be used for the Base and Bonus density scenarios are shown in Table 2.1.
Table 2.1: Contribution Rates (QX 2021), Mortdale Contribution Area
Density Controls
(Mortdale Master Plan)

Cost of Affordable Housing
(a)

% Contribution Rate
(b)

Monetary Contribution Rate
(= a x b)

Base Controls

$8,000/sqm GFA

1%

$80.0/sqm of residential GFA

Bonus Controls

$8,000/sqm GFA

3%

$240.0/sqm of residential GFA

Calculation of Monetary Contributions
Example 1 (Base Controls):

New residential flat building comprising 2,500sqm of residential gross floor area (GFA).

Calculation:

Residential GFA x Base Contribution Rate = Required monetary contribution
2,500sqm of residential GFA x $80.0
Total Contribution Payable = $200,000

Example 2 (Bonus Controls):

New mixed use building comprising 3,000sqm of residential gross floor area (GFA).

Calculation:

Residential GFA x Bonus Contribution Rate = Required monetary contribution
3,000sqm of residential GFA x $240.0
Total Contribution Payable = $720,000

2.4

In-kind Contribution of Land

In certain circumstances, such as where a proponent has significant landholding, land may be dedicated as a form of affordable
contribution. This is not expected to be a common form of contribution in the Contribution Area.
Council will undertake an assessment of the appropriateness of land proposed for dedication with reference to the affordable
housing principles and comment received from the Preferred Community Housing Provider.
The methodology for assessing the appropriateness of in-kind contributions of land are detailed in Section 3.1.3 of this AHCS.
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Calculation of In-Kind Contribution of Land
Example 1 (Bonus Controls):

New residential flat building comprising 5,000sqm of residential gross floor area (GFA).

Calculation:

An affordable housing contribution of 3% applies to the 5,000sqm of residential GFA.
5,000sqm GFA x 3%

= 150sqm of affordable housing GFA; or

5,000sqm GFA x $240.0/sqm GFA

= $1,200,000 monetary contribution

If contribution through land dedication is proposed, consideration should be given to whether the floorspace potential
associated with the dedicated land can be transferred and developed elsewhere on the site, or if the floorspace potential is
foregone with the land that is dedicated.
These two scenarios are illustrated below:
•

•

Scenario 1 - floorspace potential cannot be transferred/ developed elsewhere


If the land proposed for dedication is valued at $2,000,000, its value exceeds the equivalent monetary
contribution of $1,200,000 required. If accepted for dedication, no offset or refund is applicable.



If the land proposed for dedication is valued at $1,000,000, its value is less than the equivalent monetary
contribution of $1,200,000 required. A monetary contribution of $200,000 is required.

Scenario 2 - floorspace potential can be transferred and developed elsewhere on the site


In this example, the land should be transferred to Council at nominal cost ($200/sqm of site area) and a
monetary contribution ($1,200,000) made. The nominal cost of $200/sqm of site area is to cover administrative
and legal costs.



If the land proposed for dedication measured 800sqm, a monetary contribution of $1,562,720 would be
required, calculated below:
= $1,200,000 - $160,000 (800sqm x $200/sqm of site area)
= $1,040,000

2.5

Exemptions and Exclusions

The following development is exempt from the AHCS:
i.

Development for non-residential floorspace (unless identified as adaptable floorspace)

ii.

Exempt development

iii.

A dwelling house that results in the creation of less than 200sqm of residential floorspace;

iv.

Refurbishment or repair of a building that results in additional residential floorspace less than 100 square metres

v.

Development for the purposes of affordable housing or social housing

vi.

Development of community facilities, public roads or public utility undertakings.

The justification for granting exemptions to these development categories is:
•

In the case of i and vi, above, the development of non-residential floorspace and community facilities, public roads or
public utility undertakings are excluded from affordable housing contributions given they provide community value,
employment opportunities and/ or community services (community facilities).

•

In the case of ii, iii, iv, the works are considered to be of a minor nature and imposition of an affordable housing
contribution is not considered necessary in such circumstances.

•

In the case of v, development for the purposes of affordable or social housing will already contribute substantially to the
aims of the AHCS.

2.6

Conditions of Consent

The provision of affordable housing contributions is to be a condition of development consent for applicable development
within the Contribution Area.
The condition of consent must include the following information:
i.

The total residential gross floor area of the development that was used to calculate the contribution or the monetary
contribution required.
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ii.

The relevant contribution rates.

iii.

The indexation period at time of determination (for any monetary contributions).

iv.

A requirement to demonstrate that the title of any dwellings will be transferred to Council prior to the granting a
Occupancy Certificate.

v.

A requirement to make any monetary payment at a specified time or stage in the development application process.

vi.

A requirement that any dwellings that will be dedicated are shown on approved plans in the same development
application and referenced in the affordable housing condition.

vii.

The dedicated affordable housing is to be constructed to a standard which in the opinion of Council is consistent
with other dwellings in the development.
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3.

Administration and Implementation

3.1

Making Contributions

The Mortdale AHCS applies to all development within the Contribution Area other excluded development outlined in Section
1.7 of this AHCS. This requirement will be administered as a condition of development consent.
The Mortdale AHCS permits three alternative methods for making affordable housing contributions:
1)

In-kind dedication of completed affordable housing dwellings

2)

Monetary contribution

3)

Dedication of land for development of affordable housing dwellings

As a condition of development consent, Georges River Council will require evidence that the affordable housing contribution
requirement is satisfied prior to granting of any construction certificate or complying development certificate. Where no
construction certificate is required, evidence that the affordable housing contribution requirement is satisfied will be
required by Council before commencement of use/occupation.

3.1.1

In-Kind Dedication of Completed Affordable Housing Dwellings

In-kind dedication of completed affordable housing dwellings are the preferred contribution method in the Mortdale AHCS.
The following provisions for in-kind dedications of affordable housing dwellings include:
i.

The dedication must reflect the contribution rates reflect the rates identified in Section 2.1 of this AHCS.

ii.

The total floor area of affordable housing units must be greater than 50 square metres.

iii.

If the affordable housing requirement under (i) is less than 50 square metres, then the contribution must be made
by way of a monetary contribution, in accordance with Section 3.1.2.

iv.

Completed units are to be dedicated to Council free of cost.

v.

Titles of completed affordable housing dwellings must be transferred to Georges River Council. An agreement to
transfer the titles must be made prior to their transfer and evidence provided to Georges River Council before
granting of an Occupation Certificate.

vi.

Titles of completed affordable housing dwellings will include a covenant requiring their ongoing use for affordable
housing under the ACHS in perpetuity. Should the affordable housing dwelling be used for a use other than
affordable housing, it must not reduce the overall stock of affordable housing in the Georges River LGA.

vii.

Completed units must be provided to the satisfaction of Council and/or the Preferred Community Housing Provider.
This assessment will be made in accordance with the Affordable Housing Principles outlined in Section 1.6 and other
design principles outlined in this AHCS.

viii.

Council and the Preferred Community Housing Provider (as appropriate) will also consider the suitability of the
proposed dedication and quantum of dwellings from an operational perspective, including, inter alia, the cost
implications of management and maintenance.

ix.

3.1.2

Where the proposed dwellings are not appropriate for the purpose of affordable housing, Council may recommend
changes or alternatively may require a monetary contribution.

Monetary Contributions

Monetary contributions equivalent to the required affordable housing contribution rate identified in Section 2.1 of this AHCS
are permitted where the required contribution would equate to less than 50 square metres.
The following provisions for monetary contributions of affordable housing dwellings include:
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i.

The current rates (valid for the period of June 2021 to June 2022) for monetary contributions in lieu of providing
units on site are is
o

Base Controls: $80 per square metre of total floor area used for residential uses.

o

Bonus Controls: $240 per square metre of total floor area used for residential uses.

ii.

Rates for monetary contributions are to be indexed in accordance with Section 3.2 of this AHCS.

iii.

Council’s website will contain the current rates for this Scheme, as indexed from time to time.

iv.

The applicant may make an affordable housing contribution using a combination of on-site provision of units and
monetary contributions.

v.

Funds are to be used solely by Council and/or the Preferred Community Housing Provider for the development,
management and administration of affordable housing in accordance with this AHCS.

vi.

The contribution payment is to be made at the same time as payment of local development contributions.

3.1.3

Dedication of Land

The acceptability of land for dedication (as an alternative to dedication of dwellings or monetary contribution) is subject to
Council’s discretion and approval, in consultation with the Preferred Community Housing Provider. The following
requirements are identified to guide the assessment of suitability.
•

Minimum area of 1,000sqm.

•

Within 5-min walking catchment (400m) of bus station or 10-min walking catchment (800m) of train station.

•

Free of environmental constraints, in particular:

•



Be of residential building quality, not contaminated or require remediation.



Be of good quality building land, not subject to flooding or flood constraints.

Have access, locational and site characteristics comparable to the proposed residential development.

The value of the dedicated land (assuming the associated floorspace potential is not transferred/ realised elsewhere on the
site) should be equivalent to the monetary contribution calculated under the AHCS.
If the floorspace potential of the dedicated land is able to be transferred and developed elsewhere on the site, the land should
be dedicated to Council at nominal cost ($200/sqm to cover cost of legal and administrative matters) and a monetary
contribution will still be required for affordable housing.
If the floorspace potential of the dedicated land is not transferred and developed elsewhere on the site, the expertise of a
valuer/ land economist is required. In this circumstance, the following steps are relevant for the dedication of land:
•

Assess if the land to be dedicated meets with the identified requirements

•

If land is suitable for dedication, identify the proposed land in a subdivision plan to be approved by Council

•

Calculate the equivalent monetary contribution payable

•

Obtain independent valuation of land to be dedicated

If the assessed land value is less than the equivalent monetary contribution payable, subject to acceptability by Council, pay
the difference in monetary contribution.
If the assessed land value exceeds the equivalent monetary contribution, no offset or refund is applicable.
A development application which proposes the dedication of land for affordable housing must include the following:
•

The quantum and location of land to be dedicated and any residual amount where a monetary contribution is required.

•

Identify on the subdivision plans the land proposed for dedication.

•

Demonstrate the value of the land to be dedicated against the equivalent monetary contribution.

•

Demonstrate the appropriateness of the land proposed for dedication with reference to the principles of the AHCS.
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3.2

Indexing of Payments

3.2.1

Adjustment of Monetary Contribution Rates

Contribution rates are adjusted on a quarterly basis, being the first days of March, June, September and December, to ensure
that the contributions reflect the cost associated with the provision of affordable housing.
Rates are adjusted with reference to movements in the median price for strata dwellings in the Georges River LGA. The
median strata dwelling price is published quarterly in the NSW Government Rent and Sales Report. The Rent and Sales Report
is available on the NSW Government, Department of Communities and Justice website.
The formula for adjustment of the contribution rates is:
Next Quarters Contribution Rate = Current Contribution Rate x (MDP2/MDP1)
Where:
MDP1 is the median dwelling price for the PREVIOUS period.
MDP2 is the median dwelling price for the CURRENT period.
The Georges River Council website will contain the current rates for the Mortdale AHCS.

3.2.2

Adjustment of Monetary Contribution Amount

Where a condition requiring a monetary contribution has been imposed, the contribution amount must be adjusted over time.
That is, if a consent is issued in September 2021 and the applicant does not wish to pay the contribution and develop the site
until August 2023, the contribution amount will need to be adjusted to the period in which it is paid.
Monetary contributions are adjusted by Council and confirmed with the applicant prior to payment being made.
The formula for adjusting a contribution amount in a condition if consent is:
Monetary Contribution = Base Contribution Amount x (MDP2/MDP1)
The Base Contribution Amount is the amount obtained from the Notice of Determination and based on the contribution
rates at the time of determination of the development application.
MDP1 is the median dwelling price that applied at the time of consent.
MDP2 is the median dwelling price that applies at the time of payment.

3.3

Distribution and Management of Funds

Contributions will be pooled and managed by Georges River Council. As sufficient funding becomes available through the
Scheme, Council will seek proposals from the Preferred Community Housing Provider or other eligible community housing
providers for the development of affordable housing within the Georges River LGA. Council is to provide advice about the
terms of tenders or requests for expressions of interest.
Tenders or requests for expressions of interest may be issued for:
•

Immediate use of contribution funds for development in the LGA;

•

Allocation of funding for eligible community housing providers to seek development opportunities in the LGA; or

•

Land and funding packages, where land is made available by supplementary sources for the purpose of developing
affordable housing.

Terms will include, amongst other things, that proposals demonstrate how the resulting affordable rental housing will be
consistent with the principles, objectives and requirements outlined in this AHCS. Proposals will also be required to
demonstrate how funding will be leveraged to maximise the quantum of affordable housing dwellings. Priority will be given
to eligible community housing providers who have appropriate experience. Proposals are to be evaluated by a tender
assessment panel, convened by Georges River Council
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Contributions will be pooled and managed by Georges River Council until such time that tenders or requests for expressions
of interest can be issued. Any financial return resulting from the management of funds in waiting is to be used for the purpose
of developing affordable housing in accordance with this AHCS.

3.4

Management of Affordable Housing

Affordable housing properties acquired or achieved under this AHCS or by any other means, are to be transferred in property
title to Georges River Council. Affordable housing dwellings are to be held and maintained in perpetuity.
Council will outsource the management of the affordable housing contributions and dwellings to a Housing Manager with
demonstrated experience and expertise in the management of affordable housing. Selection of the Housing Manager to
manage the dwellings will be conducted in accordance with Council’s Procurement Policy. Council will enter into a
management agreement for the affordable housing dwellings with the successful Housing Manager upon approval.
All affordable housing units resulting from this AHCS will be rented at a fixed at 25%-30% of gross household income to
eligible households. Rental income will be used to meet management and maintenance costs (including the investment of
monies to meet cyclical maintenance costs), and all rates and taxes payable in connection with the dwelling.
All rent received after deduction of these expenses will be used only for the purpose of improving, replacing or providing
additional affordable housing stock.
A Council inter-departmental Affordable Housing Steering Committee will be involved in the ongoing management of the
AHCS and preparation of management agreements that clearly delineate the responsibilities of both Council and the
community housing provider.
Council will also provide a delivery program that outlines how funds raised or dwelling provided under the scheme will be
used and requirements for reporting and transparency.

3.5

Implementation and Phasing-In

The Mortdale AHCS is to be phased-in over a period of two (2) years upon update of the Georges River LEP 2021 (GRLEP
2021) to reflect the Mortdale Local Centre Master Plan. The implementation of the AHCS is proposed as follows:
Table 3.1: Implementation Period, Mortdale AHCS
Date of Determination of Development Application

% of Total Gross Floor Area Intended
for Residential Floor Area for Affordable
Housing Contribution
Base Controls

Bonus Controls

12-months from update of GRLEP 2021

0.00%

0.00%

13-months to 18-months from update of GRLEP 2021

0.50%

1.00%

18-months to 24-months from update of GRLEP 2021

0.75%

2.00%

24-months and onwards from update of GRLEP 2021

1.00%

3.00%
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3.6

Monitoring and Review

The Mortdale AHCS will be reviewed by the Affordable Housing Steering Committee on an annual basis. This review will be
accompanied by an annual report tracking the performance of the AHCS. The following considerations are to be included in
the annual review and reporting:
i.

Number of delivered affordable housing dwellings.

ii.

Total amount of funds in waiting.

iii.

Allocation of funding within that year.

iv.

Size, type, quality and locational appropriateness of dwellings.

v.

Maintenance and management issues raised by tenants, the Housing Manager and/or Council.

vi.

Retention and use of affordable housing revenue by Council.

vii.

Access to and use of support services by tenants.

viii.

Performance of the Housing Manager in accordance with the Management Agreement.

ix.

Internal management issues for Council.

x.

Levels of demand for affordable housing stock.

xi.

Whether affordable rental dwellings are rented to very low, low and moderate income households at a per cent of
gross household income or at a discount-to-market rent.

xii.

Whether rental income received after deduction of management and maintenance costs will be used only for the
purpose of improving, replacing, maintaining or providing additional affordable housing.

xiii.

Whether the design and construction of affordable housing dwellings are designed are to a standard which, in the
opinion of Council and/or the Preferred Community Housing Provider, is generally consistent with other dwellings
in the LGA.

xiv.

Whether changes in market conditions would necessitate a review of the evidence supporting the AHCS.
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Schedules
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SCHEDULE 1

PART A: THE EVIDENCE BASE
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The Guideline for Developing an Affordable Housing Contributions Scheme (Department of Planning and Environment
2019) notes that Councils may duplicate the information from its work in preparing a Local Housing Strategy in providing
the background information and evidence base for an affordable housing contribution scheme.
The Georges River Local Housing Strategy (Georges River Council, 2020), Georges River Inclusive Housing Strategy (Hill
PDA, 2020) and Evidence Base for Local Housing Strategy (.id, 2019) form the broad evidence base for the Mortdale AHCS.
This evidence base has been supplemented with additional data and analysis to support the justification for provision of
affordable housing within Mortdale.

Demographic Analysis
Population Size and Growth
The Georges River local government area (LGA) spans across 10 suburbs within the Southern District of Greater Sydney’s
Commission’s (GSC’s) Metropolis of Three Cities.
Georges River recorded a population of 159,471 as at 2019 (.id, 2019). Population growth over the past decade has slowed
averaging 1.6% per annum. This is slightly below Greater Sydney’s average growth rate of 1.7% per annum. Approximately
half of the population growth over the past five years has been in the larger urban centres of Kogarah, Hurstville City Centre
and Penshurst resulting from the uptick in supply of apartments. Figure S1.1 illustrates historic population growth trends in
Georges River benchmarked against Greater Sydney.
Figure S1.1: Historic Population Growth, Georges River and Greater Sydney
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Source: Evidence Base for Local Housing Strategy (.id, 2019)

Population growth in Georges River is expected to continue over the next 15-20 years at an average rate of 0.9% per annum,
a little behind Greater Sydney’s forecast average growth rate of 1.2% per annum. Forecast projections by DPIE indicate a
total population of just over 185,000 residents by 2036. The disbursement of residents across the LGA is expected to follow
historic trends with Hurstville and Kogarah accommodating the bulk of new residents.
We highlight these projections were published prior to the COVID-19 pandemic. As international borders remain closed, it
remains to be seen how population growth (from overseas migrants) will impact projections over the next five years.

Age Characteristics
The age composition of Georges River’s residents is changing. Young workers (aged 25-34) were by far the strongest growing
age cohort between 2011 and 2016 at 1.5% per annum. Parents and homebuilders and dependants aged 17 and under fell by
a collective 2.3% per annum between 2011 and 2016. The emergence of younger residents entering the workforce is a shift
away from an older generation of residents observed in the LGA prior to 2011.
Figure S1.2 illustrates the changes in age structure of Georges River residents between 2011 and 2016.
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Figure S1.2: Age Characteristic Trends (2011-2016), Georges River

Source: Evidence Base for Local Housing Strategy (.id, 2019)

Older residents aged between 50 and 69 years old grew by an average 0.9% per annum between 2011 and 2016. The modest
growth of this cohort could be reflective of the influx of younger residents moving into the high-rise apartment buildings
developed in the larger urban centres over the past decade. Looking forward to 2036, population projections indicate young
and middle aged residents will be the major age cohorts within the Georges River LGA.

Household and Family Composition
The household and family composition of Georges River has evolved over the past decade as a result of demographic and
social changes. Key changes observed over the past decade include:
•

The average household size has increased by around 3% between 2011 and 2016 to 2.84 persons per household.

•

Couples with children make up 37% of total households, reflecting growth of just under 13% between 2006 and 2016.

•

Couples without children households make up approximately 23% of total households. Growth in this household cohort
is not dissimilar to the growth in couples with families.

•

There are comparatively fewer smaller household types i.e. older or younger couples without children and lone person
households observed in the LGA. Growth in these household types has been marginal over the past decade at just 2%.

Household composition will continue to evolve over the next 5-15 years. Lone person households are expected to continue
to grow (both in overall and proportional terms) whilst the proportion of couple families with children is expected to
marginally decline.

Household Income
Income is a key indicator of socio-economic status. As at 2016, residents of Georges River recorded a median household
income of $1,650 per week – slightly lower than the Greater Sydney median of $1,745 per week. Household incomes in
Georges River have been increasing with the median increasing by circa $300 over the five years to 2016.
Affordable housing is provided for households on Very Low, Low and Moderate incomes. These are defined as:
•

Very Low: households with incomes less than 50% of the Greater Sydney median household income.

•

Low: households with incomes between 50% and 80% of the Greater Sydney median household income.

•

Moderate: households with incomes between 80% and 120% of the Greater Sydney median household income.

As analysed in the Evidence Base for Local Housing Strategy (.id, 2019), the proportion of households in the Georges River
LGA with very low, low and moderate incomes is relatively high and broadly aligns with the Greater Sydney average. Notably,
there is a slightly higher proportion of households on very low to low incomes compared to Greater Sydney.
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Figure S1. 3: Proportion of Very Low, Low- and Moderate-Income Households (2016), Georges River LGA

Source: Evidence Base for Local Housing Strategy (.id, 2019)

Household Tenure
Household tenure is another useful proxy to understand the socio-economic profile of a region/ LGA. For example, if renters
are the predominant occupier, this could indicate a younger and transient demographic whereas a higher concentration of
homeowners indicates an established area with mature families/ empty nesters.
As an established LGA with an historically high proportion of older residents, it is not surprising that just over 60% of
households in Georges River LGA have purchased their family home (either outright or with a mortgage). Of the remaining
households, just under 30% are private renters.
Growth in home ownership in Georges River is being outpaced by private renters. Between 2011 and 2016, the number of
homeowners fell by some 2% whilst the number of private renters increased by some 18% of total households.
Housing tenure trends in Greater Sydney are not dissimilar. A gradual shift from home ownership to renting has been
observed between 2011 and 2016, with the proportion of households privately renting increasing by around 2% while the
proportion of owner occupier homeowners falling by approximately 3%.
The shift from homeownership to private rental is generally a reflection of rising dwelling prices witnessed in Georges River
LGA and the broader Greater Sydney region.

Dwelling Profile
The need and preference for dwellings changes as families grow and change. The evolving needs of households correlates
directly with dwelling supply and need.
Georges River offers a range of dwelling types. As at 2016, there were around 49,100 private dwellings split between
detached houses (53.2%), high density housing (29.5%) and medium density housing (16.3%).
Compared to Greater Sydney, Georges River has a very similar mix of dwelling structures. Where it differs is in the number
of bedrooms. Medium and high-density developments across Georges River are generally larger, with a higher proportion of
dwellings with two or more bedrooms compared to Greater Sydney.
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Figure S1. 4: Dwelling by Type and Size (2016), Georges River

Source: Evidence Base for Local Housing Strategy (.id, 2019)

Smaller dwellings with two or three bedrooms have grown in popularity over the past decade. By 2016, the number of two
bedroom dwellings was almost equal to larger four bedroom dwellings. Conversely, smaller dwellings (i.e. less than 2
bedrooms) represent less than 10% of total dwelling stock and is below the Greater Sydney average.

Demand for Affordable Housing
Residents in Social Housing
Existing Residents
Data on households renting social housing accommodation in the Georges River LGA has been provided by the Department
of Justice and Communities (DCJ). As at January 2021, there were a total of 1,750 households renting social housing within
the Georges River LGA. The DCJ directly manage the properties of 1,368 of these households.
Key socio-demographic attributes (as at January 2021) of these 1,368 households managed by DCJ include:
•

The total tenant population recorded for these 1,368 households is 2,143 residents, reflecting an average household
size of 1.56 residents per household. This is significantly lower than the average household size recorded for the broader
Georges River LGA in 2016 (2.84 persons per household).

•

The average age of the lead tenant was 66 years old.

•

Around 57% of households (777 households) have a tenant aged 65 years and older.

•

Around 1,076 households (79%) would be eligible for seniors housing given the lead tenant is aged 55 years and over.

•

Around 10% of households (138 households) comprise children aged under 18 years old.

•

Almost two thirds of total households are lone person households with only 4% (83 households) being large households
(4 persons or more).

•

The average tenure was recorded as 11 years with one fifth of households (276 households) have been renting their
property for 20 years or more.

•

Only 6% (83 households) have resided within their property for less than 12 months.,

These demographic findings are illustrative of an older, less mobile resident population which occupy social housing across
Georges River. Given the majority of households are lone person households and/or aged over 55 years and over,
understanding how existing social housing stock matches the existing and future needs of this population will be critical.
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Waiting Times
Discussions with DCJ indicate there is a significant waiting list for social housing across Georges River; the current number
of households waiting for social housing within the LGA was approximately 1,420 households as at September 2020.
Approximately 14% of these households in waiting are defined as priority applicants 1.
The average waiting time for social housing in the Georges River LGA is 10 years and more. This applies to all property types
and sizes. These waiting times are higher than those observed across other parts of Greater Sydney, with Georges River
having some of the longest waiting times for any form of social housing in Greater Sydney.
A comparison of waiting times (as at September 2020) in various regions of Greater Sydney is provided in Table S1.1.
Table S1.1: Average Social Housing Wait Times, Select Areas of Greater Sydney
Allocation Zone

Waiting Time (Years)
Studio/1 Bedroom

2 Bedrooms

3 Bedrooms

4+ Bedrooms

Inner City

5-10

5-10

10+

5-10

Eastern Suburbs

5-10

5-10

10+

10+

Leichardt/Marrickville

5-10

10+

10+

10+

Northern Suburbs

5-10

10+

10+

10+

Northern Beaches

5-10

5-10

5-10

10+

Canterbury

5-10

10+

10+

10+

Inner West

10+

10+

10+

10+

Sutherland

10+

5-10

10+

10+

St George

10+

10+

10+

10+

Riverwood

5-10

10+

10+

10+

Parramatta/Baulkham Hills

5-10

10+

10+

10+

Auburn/Granville

5-10

10+

10+

10+

Blacktown

5-10

5-10

5-10

10+

Mount Druitt

5-10

5-10

2-5

5-10

Penrith

5-10

5-10

10+

5-10

Richmond/Windsor

5-10

5-10

5-10

5-10

Holroyd

5-10

10+

10+

10+

Bankstown

5-10

10+

10+

10+

Fairfield

10+

10+

10+

10+

Liverpool

10+

10+

10+

10+

Campbelltown

5-10

5-10

5-10

10+

Camden

5-10

5-10

5-10

5-10

Wollondilly

5-10

5-10

2-5

5-10

Source: DCJ (2021)

Residents with Special Needs
Residents with special needs can be defined as those with a form of disability with a need for assistance in self-care, body
movement, or communication (excluding health young children). Accordingly, a resident with special needs could equally
include a young person with a physical disability or an elderly resident suffering from old age.
In 2016, around 7,196 residents (about 5% of the Georges River population) were identified as having some form of need for
assistance. This represented an increase to that recorded in 2011, where a total of 5,956 residents were identified as having
some form of special needs (approximately 4.4% of the population). These proportions align with those observed in Greater
Sydney over the 2011-2016 period.

1

Priority applicants are defined as those with an urgent and ongoing housing need with a locational requirement to live within a certain area.
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Figure S1. 5: Residents with Special Needs by Age Group (2016), Georges River LGA

Source: .id (2019)

Homelessness
Homelessness is defined by the ABS as “when a person does not have suitable accommodation and are living in a dwelling
that is inadequate, has no tenure or their initial tenure is short and unextendible and/or does not allow them to have control
of and access to space for social relations” (ABS, 2012).
Homelessness could manifest in a variety of examples such as living on the streets, in parks or cars (primary homelessness),
couch surfing or constantly moving from various shelters (secondary homelessness) to living in accommodation below
minimum standards in terms of quality or tenure (tertiary homelessness).
As at the 2016 Census, the Georges River region2 recorded some 1,362 homeless residents. This represented an increase of
around 418 homeless residents since 2011. The overwhelming majority of homeless residents identified fell within the
‘persons living in severely crowded dwellings’ and ‘persons living in other crowded dwellings’ categories – accounting for
around 90% of all homeless residents within the region.
Additional homelessness data is released by the Australian Institute of Health and Welfare (AIHW) which collect information
on people seeking services from agencies that receive funding under the National Housing and Homelessness Agreement. As
at June 2020, the AIHW identified a total of 605 clients within the Georges River LGA seeking services from homelessness
agencies. This is significantly higher than that recorded in 2014-2015, though not as high as that observed in 2016-17.
Table S1. 2: Clients Seeking Homelessness Services, Georges River LGA

Clients

2014-15

2015-16

2016-17

2017-18

2018-19

2019-2020

352

511

625

534

571

605

159

114

-91

37

34

Change (No.)
Source: AIHW (2021)

Student Residents
In 2016, 15,860 people in Georges River were attending university, TAFE or some other form on non-school education.
Around 11,370 were attending university, representing 7.7% of the population. This is higher than the proportion of Greater
Sydney’s overall population who are attending university, identified as 6.1%.
The number of university students expanded significantly over the 2011-2016 period, rising by some 3,150 residents (or
38%). The number of residents attending university has consistently grown in the decade to 2016 at a rate faster than that
observed in the broader Greater Sydney region. The growth in Georges River’s student population is shown in Table S1. 3.

2

Georges River region was defined as the Hurstville and Kogarah-Rockdale Statistical Area 3 geographies
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Table S1. 3: Student Residents (excluding Primary and Secondary School), Georges River LGA
Type

2006

2011

2016

Avg. Annual Growth (%)

University

6,366

8,220

11,370

6.0%

TAFE

3,395

3,213

2,753

-2.1%

Other

914

1,187

1,737

6.6%

Total

10,675

12,620

15,860

4.0%

Source: .id (2021)

Key Workers
Based on the 2016 Census, The Evidence Base for Local Housing Strategy (.id, 2019) identified a total of 12,329 key workers
employed in Georges River LGA. Of these key workers, 37.7% also resided in Georges River. Much of the remainder live in
the areas councils of Sutherland (19.8%), Canterbury-Bankstown (11.8%) and Bayside (12.0%).
The median weekly individual income for a key worker in Georges River is $844, considerably lower than the median for all
workers employed in Georges River ($982). Hospitality Workers had the lowest weekly income ($400), and Defence Force
Members, Fire Fighters and Police had the highest at $1,788.
Figure S1. 6: Median Weekly Individual Income of Key Workers in Georges River (2016)

Source: Evidence Base for Local Housing Strategy (.id, 2019)

Based on a median weekly individual income of $844, The Evidence Base for Local Housing Strategy (.id, 2019) concluded
that a key worker living on their own could afford a property purchase of $246,000 or a weekly rent of $253. Given prevailing
property prices and rents, this demonstrates that most key workers employed in Georges River would be unable to live in the
local area in lone person households. Instead, most would be reliant on combining their income with a spouse, partner or
housemate to live in the area without entering housing stress.

Housing Stress and Capacity to Pay for Housing
Housing stress is defined as households in the Very Low, Low and Moderate income brackets spending more than 30% of
their income on housing costs. Housing stress across the Georges River LGA was examined in detail in The Evidence Base for
Local Housing Strategy (.id, 2019).
Mortgage Stress
As at the 2016 Census, there were 3,124 very low, low to moderate income households with a mortgage spending more than
30% of their income on housing costs. Around 70% of households earning very low incomes were recorded as in housing
stress, with around 60% of households on low incomes also identified as in housing stress. Households on moderate incomes
were less likely to be in housing stress, with around 40% of these households found to be in housing stress.
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This level of mortgage stress experienced across Georges River was observed to be marginally higher than the Greater
Sydney average, particularly for moderate income households.
Figure S1. 7: Proportion of Households in Mortgage Stress (2016), Georges River LGA

Source: Evidence Base for Local Housing Strategy (.id, 2019)

Rental Stress
Compared to mortgage stress, a larger proportion of households in the Georges River LGA were recorded as experiencing
rental stress as at the 2016 Census with some 6,235 households spending more than 30% of their income on rental costs.
Just over 80% of renter households earning very low incomes were in housing stress, with around 79% of households on low
incomes also identified as in housing stress. Similar to the findings on mortgage stress, households in the rental market on
moderate incomes were less likely to be in housing stress, with ~30% of these households found to be in housing stress.
The level of rental stress experienced in Georges River is higher than the Greater Sydney average. The is particularly
significant for very low and low income households, suggesting there is limited rental supply affordable for these cohorts.
Figure S1. 8: Proportion of Households in Rental Stress (2016), Georges River LGA

Source: Evidence Base for Local Housing Strategy (.id, 2019)

Population and Household Projections
Population and household projections for the Georges River LGA have been carried out by .id (2017) in consultation with
Georges River Council. Over the 2016-2036 period, the Georges River is expected to:
•

Grow by some ~31,900 residents at an average annual rate of 0.9%.

•

Record almost 12,900 additional households with an average annual growth rate of 1.1%.
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•

Deliver just over 13,800 new dwellings, reflecting around 690 additional dwellings per annum at a rate of 1.1%.

Table S1.4: Population, Household and Dwelling Forecasts (2016-2036), Georges River LGA
2016

2021

2026

2031

2036

153,450

162,794

170,524

177,933

185,346

Change (5-yrs)

9,344

7,730

7,409

7,412

Average annual change (%)

1.2%

0.9%

0.9%

0.8%

56,665

59,786

62,725

65,673

Change (5-yrs)

3,863

3,121

2,939

2,948

Average annual change (%)

1.4%

1.1%

1.0%

0.9%

58,920

62,188

65,245

68,305

Change (5-yrs)

4,429

3,268

3,057

3,060

Average annual change (%)

1.6%

1.1%

1.0%

0.9%

Population

Households

Dwellings

52,802

54,491

Source: .id (2017)

Changing Household Composition
Household projections carried out by .id (2017) in conjunction with Georges River Council illustrate the demographic
changes expected to occur over the coming years to 2036 as the LGA accommodates some 12,900 new households.
•

Couple families with dependents are expected to remain the largest household cohort over the coming decades to
2036 with an additional ~3,750 households anticipated. However, these households will represent a smaller proportion
of Georges River’s total households, down from 38.8% in 2016 to 36.9% by 2036.

•

Couples without dependents will remain the second largest household cohort with some 3,530 new households
expected. The proportional representation is expected to remain consistent at just over 26% of total households.

•

Lone person households are expected to increase significantly over the forecast period, increasing by some 3,400
households. Lone person households will represent a greater proportion of total households by 2036, increasing to 19.2%
from 17.4% of all households. This is the largest proportional change of any of the household cohorts.

•

One parent family households are expected to increase by a total of 1,130 households with their proportional
representation remaining consistent at around 8.5% of total households.

•

Group households and other family households are expected to grow by some 1,050 households with their
proportional representation remaining consistent.

Table S1. 5: Household Type Forecasts (2016-2036), Georges River LGA
Household Cohort

2016

2026

2036

Change (2016-36)

No.

%

No.

%

No.

%

Couple families with dependents

20,480

38.8%

22,475

37.6%

24,227

36.9%

3,747

Couples without dependents

13,811

26.2%

15,733

26.3%

17,345

26.4%

3,534

Lone person households

9,209

17.4%

11,146

18.6%

12,602

19.2%

3,393

One parent family

4,442

8.4%

4,992

8.4%

5,576

8.5%

1,134

Group households

2,189

4.1%

2,460

4.1%

2,680

4.1%

491

Other families

2,677

5.1%

2,977

5.0%

3,244

4.9%

567

Source: .id (2017)

Affordable Housing Supply
Social Housing
Social housing is owned and managed by the DCJ. Prospective tenant eligibility is assessed against a set of defined criteria.
Applicants are generally only eligible if they earn very low or low incomes. Successful applicants pay a rent equivalent to 25%30% of their gross income.
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As at January 2021, DCJ own a total 1,798 residential properties in the Georges River LGA. These properties are a mix of
detached houses, semi-detached typologies (townhouses, row housing) and apartments. Social housing is highly
concentrated within Georges River with almost 70% of stock is located within four suburbs – Peakhurst (32%), Riverwood
(13%), Hurstville (12%) and Beverly Hills (11%). Some suburbs have little to no social housing within their boundaries (e.g.
Kogarah Bay, Connells Point).
Figure S1. 9 illustrates the distribution of social housing stock across the Georges River LGA as at January 2021.
Figure S1. 9: Social Housing Stock by Suburb, Georges River LGA

Source: Atlas/DCJ (2021)

The majority of social housing dwellings across the Georges River LGA are 1- and 2-bedroom dwellings, accounting for 32%
and 38% of total social housing dwellings respectively. Other dwellings such as studios, three bedrooms and four or more
bedrooms account for just 29% of total housing stock.
The number and proportion of social housing stock by dwelling size is shown in Table S1. 6.
Table S1. 6: Social Housing Stock by Dwelling Size (Bedrooms), Georges River LGA
Dwelling Size

No.

% of Total Stock

Studios

146

8%

One bedroom

582

32%

Two bedroom

690

38%

Three bedroom

316

18%

Four+ bedroom

64

4%

Source: DCJ (2021)

Community Housing
Community housing operates under the same principles as social housing however is managed by community housing
providers (CHPs). As not-for-profit organisations, CHPs receive a mix of government assistance in the form of grants, loans,
dwellings, or current operational funding to deliver and manage community housing.
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Whilst similar to social housing with regard to eligibility requirements, community housing can accommodate tenants who
receive Commonwealth Rent Assistance (CRA). Tenants generally pay 25%-30% of their income in rent in addition to the
CRA benefit which is received by the CHP.
St George Housing is the primary community housing operator within the Georges River LGA and manages a total of 382
residential properties on behalf of DCJ. These dwellings form part of DCJ’s total housing portfolio (1,798 dwellings).

Affordable Rental Housing
Similar to community housing, affordable rental housing is managed by CHPs. Affordable housing is open to a broader range
of household incomes than social housing, including those on gross moderate incomes. Rents are typically based on a
discount-to-market principle (commonly 75%-80% of market rent).
Affordable housing tenants cannot transfer between different properties and household members cannot apply to succeed
an affordable housing tenancy as they can with social housing.
Affordable rental housing could be procured in several ways.
•

The National Rental Affordability Scheme (NRAS) is a Commonwealth-funded financial incentive package to encourage
supply of affordable rental housing at rents of at least 20% below market rent.

•

The ARH SEPP (2009) incentivises affordable rental housing through floorspace bonuses in in-fill areas where dual
occupancies, multi-dwelling housing or residential flat buildings are permissible in accessible locations.

•

Some local councils procure affordable rental housing through contributions in a planning agreement.

There is unfortunately no central register that monitors the stock of affordable rental housing in a given area. Some councils
develop and maintain their own register for this purpose.
A review of the most recent NRAS Quarterly Performance Report (Q2, 2020) indicates there is a total of some 33 registered
NRAS properties within the Georges River LGA – all of these being located within the suburb of Peakhurst.

Aged Care Facilities/Nursing Homes
A total of 16 aged care facilities were identified across the Georges River LGA as at Q1 2021, comprising a total of some 1,173
rooms (Atlas, 2021; Department of Health, 2021). The overwhelming majority of these are located in Peakhurst, accounting
for over 40% of total rooms. Kogarah and Hurstville are the other major locations of aged care rooms, collectively
representing around 44% of total supply.
Table S1. 7 summarises the number of aged care facilities and number of rooms by suburb across the Georges River LGA.
Table S1. 7: Aged Care Facilities, Georges River LGA
Suburb

Facilities

Rooms

Hurstville

4

263

Kogarah

4

258

Peakhurst

5

492

Penshurst

1

72

San Souci

1

38

South Hurstville

1

50

Total

16

1,173

Source: Atlas/Department of Health (2021)

Special Needs Housing
Housing for special needs (physical or mental disability) is typically delivered by non-government organisations registered as
Specialist Disability Accommodation (SDA) providers under the National Disability Insurance Scheme (NDIS).
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An audit of registered SDA dwellings indicates there are some 78 registered dwellings located throughout the Georges River
region3 as at September 2020 (NDIS, 2020). The current stock of SDA dwellings is mixed between basic support and high
physical support as demonstrated in Table S1. 8.
Table S1. 8: Specialist Disability Accommodation in Georges River Region (December 2020)
Locality

Design Category

Total

Basic

Improved Liveability

High Physical Support

Robust

Fully Accessible

Hurstville SA3

19

9

3

-

-

31

Kogarah Rockdale SA3

13

9

24

-

1

47

Total

32

18

27

-

1

78

Source: NDIS (2020)

Boarding Houses
The Affordable Rental Housing SEPP (2009) encourages both the traditional form of boarding houses (accommodation with
shared facilities) and new generation (New Gen) boarding houses (self-contained rooms).
The Office of State Revenue exempts boarding houses from land tax or allows a reduction in the taxable land value. Boarding
houses need to be registered and must charge rental tariffs below published rates to be eligible for land tax concessions.
Notwithstanding, boarding houses can still charge rental tariffs above the published rates which can be seen with increasing
numbers of modern, new generation (referred to as ‘New Gen’) boarding houses.
A total of 10 registered boarding houses were identified in the LGA with a total of 187 rooms. The majority are in Kogarah,
with other key locations include Penshurst and Beverly Hills.
Table S1. 9: Boarding Houses, Georges River LGA
Suburb

Boarding Houses

Rooms

Beverly Hills

2

29

Hurstville

1

8

Kogarah

3

77

Mortdale

1

11

Peakhurst

2

19

Penshurst

1

43

Total

10

187

Source: Atlas/NSW Fair Trading (2021)

With the advent of New Gen boarding houses, the profile of boarding house occupants is observed to be evolving. Once
serving as transitional housing and accommodating residents unable to find housing on the private market, boarding houses
are increasingly accommodating residents who could equally rent in the private market.

Future Pipeline
A review of the development pipeline across the Georges River LGA suggests future supply of social, affordable and most
forms of specialist housing is limited. The exception to this is observed in the case of boarding houses, where a significant
amount of New Gen boarding house development activity is being pursued. A review of development activity shows:
•

There is limited new social housing currently being planned or delivered across Georges River – a total of four projects
(focused in Peakhurst, Hurstville and Lugarno) are currently being progressed and will yield a total of 61 new dwellings.

•

Five projects across Georges River are currently being progressed under the ARH SEPP (2009) and could deliver up to
56 affordable housing dwellings. These projects are observed in Peakhurst, Penshurst, Riverwood and Hurstville.

3

Georges River Region includes the Hurstville and Kogarah-Rockdale SA3s which are slightly larger than the Georges River LGA
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•

There are five aged care and seniors living projects currently being planned and delivered across Georges River which
could potentially yield some 169 additional seniors living rooms. These projects are focused in Penshurst, Peakhurst,
Blakehurst and Hurstville.

•

A significant amount of boarding house development activity is underway – a total of 27 projects dispersed throughout
Georges River have the potential of delivering some 569 boarding rooms over the next 3 to 4 years. The majority of
these are focused in Kogarah and Peakhurst, though are generally well represented across most of Georges River’s
suburbs. It is highlighted that all of these projects could be classified as ‘New Gen’ boarding houses.

•

No new special needs housing is currently observed in the development pipeline.

Table S1. 10 analyses the development pipeline for non-market housing across the Georges River LGA as at May 2021.
Table S1. 10: Development Pipeline, Non-Market Housing
Project

Suburb

Status

Dwellings/Rooms

77-79 Trafalgar St

Peakhurst

Construction

15

2-4 Brighton Road

Peakhurst

Construction

15

851-857 Forest Rd

Lugarno

Construction

16

Hurstville

Construction

15

19-23 Empress Street

Hurstville

Site Preparation

5

28-30 Eldon St

Riverwood

Development Approval

12

9 Church St & 8 Arnold St

Peakhurst

Development Approval

8

77 Cambridge St

Penshurst

Development Approval

2

824-830 Forest Road

Peakhurst

Construction

29

23 Railway Pde & 1 Centre St

Penshurst

Construction

111

2 Laycock Road

Penshurst

Development Approval

2

392-394 Princes Hwy

Blakehurst

Site Preparation

36

2-8 Macpherson Street

Hurstville

Development Application

20

Allawah

Development Application

25

16-20 Tooronga Tce

Beverly Hills

Development Approval

15

193 Stoney Creek Rd

Beverly Hills

Construction

12

15 Melvin Street

Beverly Hills

Development Approval

11

31 Garfield Street

Carlton

Development Application

22

5 Millett Street

Hurstville

Development Application

10

15 Dalcassia Street

Hurstville

Development Application

14

9 Mashman Ave

Kingsgrove

Development Approval

8

61-65 Kingsway

Kingsgrove

Development Application

35

31 & 31A Regent St

Kogarah

Development Approval

16

69 Gray St

Kogarah

Construction

45

3 Gray St

Kogarah

Development Approval

29

14 English Street

Kogarah

Development Approval

18

248 Railway Parade

Kogarah

DA Refused

49

3 Newman Street

Mortdale

Development Approval

17

111 Victoria Avenue

Mortdale

Development Approval

10

Oatley

Development Application

24

Social Housing

15 Croot Street
Affordable Housing

Aged Care and Seniors Living

Boarding Houses
5 Mona St

32-38 Judd St
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Project

Suburb

Status

Dwellings/Rooms

11 Arnold Street

Peakhurst

Development Approval

11

19 Pearce Avenue

Peakhurst

Development Approval

24

58 Lawrence Street

Peakhurst

Development Approval

20

932 Forest Road

Peakhurst

Development Approval

9

762-764 Forest Road

Peakhurst

Development Application

70

608 Forest Road

Penshurst

DA Refused

4

29 Laycock Road

Penshurst

Development Approval

7

3 & 3A Cambridge Street

Penshurst

Development Approval

40

565 King Georges Road

Penshurst

Development Application

10

South Hurstville

Development Approval

14

137 Woniora Road
Source: Atlas/Cordell Connect

Riverwood Renewal Project
The Riverwood Estate State Significant Precinct (SSP) is an area of over 30 hectares of Government-owned land, containing
994 social housing dwellings. The precinct stretches across both the Canterbury-Bankstown and Georges River LGAs, with
the majority of social housing stock located within the Canterbury-Bankstown LGA.
The NSW Land and Housing Corporation (LAHC) is preparing a planning proposal to facilitate the redevelopment of the
Riverwood Estate for a mix of social, affordable and market housing with the intention of increasing the amount of social
housing stock on the estate. LAHC intend on submitting a planning proposal in mid-2021 with a decision on the proposal
envisaged in 2022. The redevelopment of the estate is expected to be staged over a 15 to 20-year period.
It is understood that the proposed redevelopment is targeting a residential yield of some 3,900 dwellings, though the
breakdown of social, affordable and market housing has yet to be finalised (LAHC, 2021).
Figure S1. 10 illustrates the location of the Riverwood Estate SSP in relation to the Georges River LGA.
Figure S1. 10: Riverwood Estate State Significant Precinct

Source: DPIE (2020)
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Affordable Housing Gaps
Existing Demand and Supply
The foregoing analysis has demonstrated the breadth and depth of demand for non-market housing across Georges River is
significant. Providing more of the following non-market housing typologies is critical.
•

Social Housing
There are approximately 1,798 social housing dwellings across Georges River. There are significant waiting lists, with
some 1,420 households currently waiting for social housing in the LGA. The average wait time for any type of social
housing stock in Georges River is over 10 years.
Almost 80% of Georges River’s social housing residents are aged 55 years and over with about two thirds being lone
person households. While special needs tenants can be accommodated in ‘standard’ social housing, there is generally a
need for more properties suited to different special needs (physical/ mobility, mental health, aged).
There are approximately 61 social housing dwellings currently being planned and delivered across the LGA.

•

Community and Affordable Rental Housing
St George Housing is the primary community housing provider in the Georges River LGA, operating some 382
community housing dwellings owned by DCJ. While the criteria are broadly similar to DCJ, it is understood tenants
prefer to be housed in social housing over community housing due to a perception of better security of tenure.
There are approximately 33 NRAS-delivered affordable rental housing dwellings in the LGA. The NRAS scheme is
currently being phased out and will conclude in 2026. The development pipeline suggests some 56 affordable housing
dwellings (delivered under the ARH SEPP) could be delivered across the LGA in the coming years.

•

Special Needs Housing
ABS data indicates there were some circa 7,200 residents in Georges River with a core disability in 2016, up by around
21% from the 5,956 residents recorded in 2011.
There were some 78 registered Specialist Disability Accommodation recorded in the Georges River region as at
September 2020. There are no SDA dwellings currently being planned or delivered across the LGA.

•

Aged Care Facilities/Seniors Living
In 2016, just over 16,000 residents in the Georges River LGA were aged 70 years and older – an increase of around
1,500 residents since 2011. Residents aged 70 years and over accounted for around 60% of the 7,200 residents across
the LGA with a core disability which impacted their day-to-day lives.
There are approximately 16 aged care and seniors living facilities in the Georges River LGA with 1,173 accommodation
rooms. The current pipeline suggests an additional 169 rooms could be delivered in the short term.

•

Students
The number of students (particularly tertiary students) are growing. Historically in family households, they are
increasingly observed in lone person and group households. The Georges River Inclusive Housing Strategy
demonstrated that the overwhelming majority of tertiary students across the LGA are international students.
Students who do not live at home are observed to seek out rental housing in the private market, sharing houses and
apartments in group households or accommodating rooms in boarding houses. There is a notable supply of boarding
houses observed in the supply pipeline with some 569 rooms being proposed and delivered.

•

Homeless
Homelessness has been growing, with 1,362 residents recorded as homeless in 2016. This was an increase of over 400
residents in from 2011.

This analysis suggests a need for more social and community housing stock, with some of the longest wait times for social
housing in Greater Sydney indicative of a severely undersupplied market. Social housing (including community, indigenous
and special needs) and homeless shelters are subject to different planning processes beyond the control of Council. Strategic
planning could however assist to facilitate delivery of affordable rental housing that could accommodate some of the
overflow demand from social housing tenants.
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Capacity to Pay for Housing
Across Georges River, there were approximately 27,000 households on Very Low, Low and Moderate incomes (.id, 2019.) Of
these households, 3,124 households were identified as being owner occupiers with a mortgage and experiencing housing
stress whilst 6,235 households who were renting were founded to be in housing stress. Households experiencing mortgage
and rental stress accounted for 6.2% and 12.3% of Georges River’s total households respectively.
The capacity of households in Georges River on Very Low, Low and Moderate incomes to enter the private housing market
without entering high levels of housing stress are limited.
Analysis undertaken in the Georges River Evidence Base for Local Housing Strategy (.id, 2019) assessed the capacity of
households on very low to moderate incomes to pay for housing in the private market. Key findings from this analysis showed:
•

The maximum price a household on a moderate income could afford to pay for for a dwelling in Georges River was
$583,000. Given the median house and unit price within Georges River was at the time $1.25m and $690,000,
households on Very Low, Low and Moderate incomes were unlikely to afford to purchase a dwelling without entering
housing stress.

•

The maximum weekly rent that households on Very Low, Low and Moderate incomes could afford to pay without
entering housing stress was assessed to be $267, $426 and $640 respectively. At the time, median weekly rents for
houses and units in Georges River were found to be $625 and $500 respectively. Accordingly, only households on
moderate incomes were likely able to afford to rent within the LGA without experiencing housing stress. Households
on low and particularly very low incomes would experience high levels of housing stress.

Figure S1. 11 illustrates the capacity to pay analysis carried out in the Georges River Evidence Base for Local Housing Strategy.
Figure S1. 11: Capacity of Very Low, Low- and Moderate-Income Households to Pay for Housing in Georges River LGA

Source: Evidence Base for Local Housing Strategy (2019)

More recent pricing data shows that in September 2020, houses and unit prices in Georges River were recorded at $1.39m
and $665,000 respectively. Accordingly, the findings carried out in the Georges River Evidence Base for Local Housing
Strategy (.id, 2019) remained applicable.
In the rental market, weekly house and unit rents were recorded at $570 and $450 respectively as at September 2020.
Similarly, the findings of the capacity to pay analysis remain consistent – only households on moderate incomes would be able
to afford to rent within Georges River without entering housing stress. Even with the softened rents, households on very low
and low incomes would struggle to rent in the private market without experiencing housing stress.
The analysis highlights the difficulty for households on Very Low and Low incomes to be accommodated in the private rental
market. This is particularly important given many of these households are single parent or lone person households.
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Need for Affordable Housing
Existing Need
The foregoing analysis demonstrates the depth of demand for subsidised housing across the Georges River LGA. The analysis
suggests the pool of demand for affordable housing (as a type of subsidised housing) is observed from two main sources:
3.

Households currently on the waiting list for social housing in Georges River.

4.

Households on Very Low, Low and Moderate incomes in the private rental market experiencing housing stress.

Households with highly specialised needs (e.g. disability housing, aged care) require more targeted supply beyond the realms
of typical affordable rental housing. Other specialist groups (e.g. students) could be accommodated by other forms of
subsidised housing such as boarding houses.
Households on the waiting list for social housing would equally meet the criteria for affordable housing and are likely being
accommodated in some other form of subsidised housing (e.g. crisis housing, boarding houses) or experiencing housing stress
in the private rental market. There are some 1,420 households currently on the waiting list for social housing in the LGA.
It is reasonable to assume that renter households in housing stress are not presently accommodated in social housing.
Analysis has demonstrated the difficulty for Very Low, Low- and Moderate-income households to afford rental
accommodation. There is a total of 6,235 of these households currently experiencing housing stress in the LGA.
When combining these two household cohorts, there is a potential existing demand for some 7,655 subsidised (social,
community or affordable rental housing) dwellings across the Georges River LGA.
It is recognised that social housing is subject to different planning processes beyond the control of Georges River Council.
Nevertheless, the provision of more affordable rental housing will be critical in meeting ‘overflow demand’ from social
housing tenants unable to be accommodated in social housing, as well as accommodating households in the private rental
market already experiencing high levels of housing stress.
It is further stressed that the vast majority of subsidised housing in Georges River is social housing with very little community
or affordable rental housing. Addressing this supply gap is critical to properly addressing the broad housing continuum.
Future Need
Population projections (.id, 2017) suggest Georges River will grow by some 31,900 residents over the 2016-2036 period. This
is projected to be equivalent to ~12,900 additional households which in turn will require about 13,800 new dwellings.
Analysis undertaken in the Georges River Evidence Base for Local Housing Strategy (.id, 2019) identifed that some 12.3% of
households across the Georges River LGA were experiencing housing stress in the rental market in 2016.
If this proportion of households experiecing rental stress was cosistently observed over the coming decades to 2036, an
additional 1,848 renter households would be experiencing housing stress. This would drive further demand for subdisided
housing (social, community or affordable rental housing). This analysis is shown in Table S1. 11.
Table S1. 11: Forecast of Renter Households Experiencing Housing Stress
2016 (A)

2021 (F)

2026 (F)

2031 (F)

2036 (F)

Change
(2016-2036)

Households

50,656

56,665

59,786

62,725

65,673

15,017

% of Households in Rental Stress

12.3%

12.3%

12.3%

12.3%

12.3%

Households in Rental Stress

6,235

6,975

7,359

7,721

8,083

740

384

362

363

Additional Households in Rental Stress (5-yrs)

1,848

Source: Atlas/.id (2017)

The high level forecasts carried out in Table S1. 11 assume the current level of housing stress observed in Georges River
renter market remains consistent over the coming decades to 2036. Numerous factors would influence this assumption,
including wage growth, the cost of housing, housing supply and the proportion of households in the rental market. It is difficult
to predict these indicators with any high degree of accuracy over a long time period. Nevertheless, this analysis provides a
useful gauge from which to predict demand for affordable rental housing across Georges River.
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SCHEDULE 2

PART B: FINANCIAL FEASIBILITY
ANALYSIS

Mortdale Master Plan | page 43

Introduction
Where a site is the beneficiary of planning uplift (e.g. increase in FSR) there is generally a commensurate increase in land value.
It is through this value increase that there will be incentive for development to occur and for the new development to
contribute to affordable housing.
The Mortdale Local Centre Master Plan envisages changing existing land use zones and/or increasing densities (FSRs and
building heights) in various parts of the Contribution Area.
This section carries out development feasibility analysis to assess the capacity of development to tolerate affordable housing
contributions within the Mortdale Master Plan Contribution Area.
This section should be read in conjunction with the Mortdale Master Plan Economic and Development Feasibility Analysis study
(Atlas Urban Economics, 2021).

Mortdale Master Plan
Planning Controls
The Mortdale Local Centre Master Plan proposes an intensification of density controls (FSR and HOB) predominantly within
a 400m catchment of the Mortdale Train Station.
•

B2 Local Centre
In the B2 Local Centre zone, a Base and Bonus set of density controls are proposed:


Base Controls: under the Base Controls, density controls of FSR 2.5:1 and 22m maximum building height apply.



Bonus Controls: under the Bonus Controls, a ‘bonus’ FSR 3:1 and 28m maximum height control (HOB) applies.

A non-residential floorspace requirement of FSR 0.75:1 applies under both the Base and Bonus controls.
•

R4 High Density Residential
In the R4 High Density Residential zone, density controls of FSR 1:1 and 13m HOB apply.

•

R3 Medium Density Residential
The R3 Medium Density Residential zones comprise slightly lower densities with a FSR 0.75:1 and 9m HOB control.

Figure S2. 1 depicts the proposed structure plan for the Mortdale Local Centre as envisaged in the Master Plan.
Figure S2. 1: Structure Plan, Mortdale Master Plan

Source: Conybeare Morrison
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Comparison against Existing Controls
Comparison of the planning controls outlined in the Mortdale Local Centre Master Plan against those applicable under the
existing planning framework shows the majority of planning uplift is expected north of the rail line. Key areas of uplift include:
•

Densities within the existing B2 Local Centre zone along Morts Road and Pitt Street is proposed to be increased to FSR
2.5:1 under the Base Controls and up to FSR 3:1 under the Bonus Controls. This represents an uplift of FSR 1:1 (Base
Controls) and FSR 1.5:1 (Bonus Controls) compared to existing controls.

•

Parts of Victoria Avenue and Cook Street currently zoned R2 Low Density Residential are proposed to be rezoned to
B2 Local Centre. The proposed FSR 2.5:1 (Base Controls) is significantly higher than that permitted in the R2 Low
Density Residential zone (FSR 0.6:1).

•

Parts of Newman Street, Victoria Avenue and Cook Street currently zoned R2 Low Density Residential are to be
rezoned to R4 High Density Residential. The proposed FSR of FSR 1:1 is higher than that permitted in the R2 Low
Density Residential zone (FSR 0.6:1).

•

Parts of Catherine Street, Newman Street and Victoria Avenue (north of the rail line), along with parts of Railway Parade
and Carrington Avenue are to be rezoned from R2 Low Density Residential to R3 Medium Density Residential.

Table S2.1 summarises the existing and proposed planning controls across the Mortdale Local Centre.
Table S2.1: Existing and Proposed Planning Controls, Mortdale Local Centre
Location

Existing Planning Controls
LZN

B2

North of
Train Line

R3

R2

South of
Train Line

FSR

1.5:1

1:1

0.6:1

HOB

Nil

12m

9m

B2

2.5:1

21m

R2

0.6:1

9m

Proposed Planning Controls
LZN

Base FSR
(Bonus FSR)

Base HOB
(Bonus HOB)

B2

2.5:1
(3:1)

22m
(28m)

B2

1.5:1

15m

R4

1:1

13m

R3

0.7:1

9m

B2

2.5:1
(3:1)

22m
(28m)

R4

1:1

13m

R3

0.7:1

9m

B2

2.5:1
(3:1)

22m
(28m)

R3

0.7:1

9m

R2

0.6:1

9m

Source: Atlas

Feasibility Testing Methodology
Generic feasibility modelling is undertaken to test the viability of development within the Contribution Area under the
planning controls proposed in the Mortdale Local Centre Master Plan. Testing is then iteratively undertaken to test the
implications of including affordable housing contributions on development feasibility.
The Residual Land Value (RLV) approach is adopted as the method of assessment. The RLV approach involves assessing the
value of the completed product, making a deduction for development costs and a further deduction for profit and risk while
ensuring the development achieves target profit margin and target return. The amount that a development can afford to pay
for land is a ‘residual’, i.e. the amount that remains after development costs are deducted and target hurdle rates are achieved.
Figure S2.2 illustrates the concept of the Residual Land Value (Hypothetical Development) approach.
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Figure S2.2: The Residual Land Value Method

Source: RICS (2019)

The RLV is therefore the maximum price a developer would be prepared to pay for a property in exchange for the opportunity
to develop the site while achieving target hurdle rates for profit and project return.
For there to be an incentive to develop, the RLV must exceed the value of the existing use (representing a premium) so as to
‘displace’ that use.
There are several steps in the generic feasibility modelling:
1.

Step 1 – Nominate hypothetical development scenarios representative of the areas envisaged to change under the
Mortdale Local Centre Master Plan.

2.

Step 2 - Incorporate cost and revenue assumptions to assess Residual Land Values (RLVs) in each scenario. Compare
assessed RLVs to the opportunity cost of land to observe the viability of development under the Master Plan.

3.

Step 3 - Test the tolerance of development to the inclusion of affordable housing contributions under both the Base and
Bonus density controls.

Step 1 - Contribution Testing Scenarios
Scenarios adopted are those considered to provide representative insight into the nature of development response and
density thresholds required for development to be feasible. The scenarios additionally reflect the nuances of varying
locational qualities in the Contribution Area.
This is to mimic investment and development activity, properties unlikely to be developed are firstly removed. For the
purposes of selecting hypothetical development scenarios, the following types of property have been excluded:
•

Strata-titled residential unit blocks;

•

Government-owned property and land;

•

Civic and community buildings (e.g. churches, community centres, etc);

•

Active development sites.

Based on these criteria, the following scenarios are considered for generic testing assuming a notional site area of 1,000sqm:
•

North of Rail Line:


Commercial buildings currently zoned B2 Local Centre are developed for mixed use development.
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Detached houses zoned R2 Low Density Residential proposed as B2 Local Centre are developed for mixed use
development.



Detached houses zoned R2 Low Density Residential which are proposed as R4 High Density Residential are
developed as residential flat buildings.

•

South of Rail Line:


Detached houses currently zoned B2 Local Centre (FSR 2.5:1) are developed for mixed use development.



Detached houses zoned R2 Low Density Residential proposed as R3 Medium Density Residential are developed
for multi-dwelling housing.

Table S2.2 summarises the five hypothetical development scenarios adopted for generic feasibility testing.
Table S2.2: Hypothetical Development Scenarios, Mortdale Local Centre
Location

North of
Train Line

South of
Train Line

Hypothetical Site Details

Tested Scenario

Site Area

Existing
LZN

Existing
FSR

Existing
Improvements

LZN

FSR

Tested Typology

1,000sqm

B2

1.5:1

Commercial buildings

B2

2.5:1 (Base)
3.0:1 (Bonus)

Mixed use

1,000sqm

R2

0.6:1

Detached housing

B2

2.5:1 (Base)
3.0:1 (Bonus)

Mixed use

1,000sqm

R2

0.6:1

Detached housing

R4

1:1

Residential flat
building

1,000sqm

B2

2.5:1

Detached housing

B2

2.5:1 (Base)
3.0:1 (Bonus)

Mixed use

1,000sqm

R2

0.6:1

Detached housing

R3

0.7:1

Multi-dwelling
housing

Source: Atlas

It is highlighted that sites within the B2 Local Centre zone require provision of FSR 0.75:1 of non-residential floorspace.

Step 2 - Feasibility of Master Plan Controls
Based on the established hypothetical development scenarios nominated, generic feasibility modelling is undertaken to
assess the feasibility of the Mortdale Local Centre Master Plan’s Base Controls.
Revenue and Cost Assumptions
Generic feasibility testing relies upon a series of high-level revenue and cost assumptions.
Revenue assumptions for new residential and commercial floorspace are premised on the findings of the Mortdale Master Plan
Economic and Development Feasibility Analysis (Atlas Urban Economics, 2021). These are summarised in Table S2.3.
Table S2.3: Revenue Assumptions for Generic Feasibility Modelling, Contribution Area
Area

Residential (including GST)

North of Rail Line

Range - $8,400/sqm to $10,900/sqm

•

Retail - $8,000/sqm

•

1 bedroom units ($420,000 to $650,000)

•

Commercial office - $6,000/sqm

•

2 bedroom units ($650,000 to $800,000)

•

3 bedroom units ($850,000 to $900,000)

Range - $8,400/sqm to $10,900/sqm

•

Retail - $7,500/sqm

•

1 bedroom units ($420,000 to $650,000)

•

Commercial office - $5,500/sqm

•

2 bedroom units ($650,000 to $800,000)

•

3 bedroom units ($850,000 to $900,000)

South of Rail Line

Source: Atlas
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Non-residential (excluding GST)

High-level cost assumptions are based on standard benchmarks (Rawlinsons Construction Handbook, 2021) and industry
knowledge. A detailed description of the generic feasibility modelling assumptions relied upon is provided in the Mortdale
Master Plan Economic and Development Feasibility Analysis.
Consideration of Opportunity Cost of Land
This section considers the opportunity cost of land of the sites selected. This is relevant is it represents the price developers
would be required to pay to consolidate a development site.
The ‘opportunity cost of a site’ refers to the value of a foregone option. In the Study Areas, sites derive value from their
existing buildings and uses. This is also referred to as a site’s value in existing-use. Some sites derive more value from latent
development potential, in which case their value as a development site is greater than their value in existing-use. The use that
results in the highest value is referred to as ‘the highest and best use’.
The term ‘highest and best use’ is defined as “the use of an asset that maximises its potential and that is physically possible,
legally permissible and financially feasible” (Australian Property Institute, 2021).
The analysis of sales activity carried out in the Mortdale Master Plan Economic and Development Feasibility Analysis shows a
varying range of prices paid for sites in the Contribution Area. This is because the highest and best use of sites is different some are most valuable in their existing use while others are most valuable as redevelopment opportunities.
Table S2.4 outlines the opportunity cost of land observed across the Study Area.
Table S2.4: Observed Opportunity Cost of Land, Contribution Area
Location

Existing Zone

Existing Improvements

Opportunity Cost of Land*
($/sqm overall site area)

North of
Train Line

South of
Train Line

B2

Strip retail, commercial buildings

$5,000/sqm to $7,000/sqm

R3

Detached housing, townhouses, unit blocks

$3,500/sqm to $4,500/sqm

R2

Detached housing, unit blocks

$2,800/sqm to $4,500/sqm

B2

Detached housing

$5,000/sqm to $7,000/sqm

R2

Detached housing, unit blocks

$2,800/sqm to $4,500/sqm

Source: Atlas

*The assessed opportunity cost of land is a broad range (quoted on a rate per square metre of overall improved site area)
based on market analysis and desktop observations.
The assessed opportunity cost of land represents the sites’ highest and best use - which could be an existing use (e.g. fine grain
commercial/retail buildings) or as a development opportunity.
Feasibility of Development
Table S2.5 outlines the generic feasibility testing results in the Contribution Area for both the Base and Bonus density
scenarios. Bonus densities are only applicable in the B2 Local Centre.
Table S2.5: Viability of Master Plan Controls (Base and Bonus)
Location

North of
Train Line

South of
Train Line

Hypothetical Site Details

Tested Scenario

Feasible?

Site Area

Existing
LZN

Existing
Improvements

LZN

Base
FSR

Bonus
FSR

Base

Bonus

1,000sqm

B2

Commercial buildings

B2

2.5:1

3.0:1

No

Marginal

1,000sqm

R2

Detached housing

B2

2.5:1

3.0:1

Yes

Yes

1,000sqm

R2

Detached housing

R4

1:1

N/A

Marginal

N/A

1,000sqm

B2

Detached housing

B2

2.5:1

3.0:1

No

Marginal

1,000sqm

R2

Detached housing

R3

0.7:1

N/A

No

N/A

Source: Atlas
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The following observations can be drawn for the feasibility results:
•

Existing B2 Local Centre Zone
Development of existing commercial buildings within the B2 Local Centre (north and south of the rail line) is unlikely to
be viable at the proposed Base FSR 2.5:1 (including the non-residential FSR 0.75:1).
This reflects the high existing use values of commercial buildings (particularly along Morts Road). South of the rail line,
the proposed Base FSR coupled with the non-residential floorspace requirement results in a decrease in residential
development potential, further compounding feasibility issues.
This does not conclude that all development will be unviable. There will be examples of less valuable sites (i.e. less
valuable the assumed opportunity cost) within the B2 zone that may be developable under the Base FSR.
Under the Bonus FSR 3:1, development feasibility improves with properties comprised existing use values at the lower
end of the range adopted becoming feasible. Properties with existing use values at the mid and upper end of the
assessed range are still considered unfeasible under the Base FSR.

•

Existing R2 Low Density Residential Zone


Existing detached housing within the R2 Low Density Residential zone proposed to be incorporated into an
expanded B2 Local Centre to the north of Morts Road are found viable for redevelopment under both the Base
and Bonus FSR.
This is due to the lower opportunity cost associated with properties in the R2 zone, with detached houses typically
more economical to acquire and consolidate than retail strip shops or commercial buildings.



The feasibility of sites zoned R2 Low Density Residential proposed as R4 High Density Residential (FSR 1:1) is
found to be marginal – only where properties could be acquired at the lower range of existing use values would
likely be viable to redevelop at FSR 1:1.



The feasibility of sites currently zoned R2 Low Density Residential proposed as R3 Medium Density Residential
(FSR 0.7:1) is marginal. Slightly greater densities (FSR 0.9:1) are likely required to facilitate development.

The tolerance of development to affordable housing contributions within the Contribution Area is considered next.

Step 3 - Tolerance to Affordable Housing Contributions
This section considers the implications of affordable housing contributions on development within the Contribution Area.
Iterative testing is carried out to establish the affordable housing contribution rate – expressed as a percentage of total
residential floorspace – which could be tolerated before development value (RLV) falls below the established opportunity cost.
To understand the maximum affordable housing contribution tolerable – the upper end of the assumed existing use values
has been adopted for testing purposes. This provides allows insight into what all properties within the Contribution Area
could feasibly tolerate.
Table S2.6 summarises the maximum affordable housing contribution which could be tolerated under each hypothetical
development scenario based on the range of existing use values established across the Contribution Area.
Table S2.6: Viability of Proposed FSRs with 3% Affordable Housing Contribution
Location

North of
Train Line

South of
Train Line

Hypothetical Site Details

Tested Scenario

Max. Feasible Affordable
Housing Contribution

Site Area

Existing
LZN

Existing
Improvements

LZN

Base
FSR

Bonus
FSR

Base

Bonus

1,000sqm

B2

Commercial buildings

B2

2.5:1

3.0:1

Nil

3%

1,000sqm

R2

Detached housing

B2

2.5:1

3.0:1

2.5%

8.0%

1,000sqm

R2

Detached housing

R4

1:1

N/A

Nil

1,000sqm

B2

Detached housing

B2

2.5:1

3.0:1

Nil

1,000sqm

R2

Detached housing

R3

0.7:1

N/A

Nil

Source: Atlas
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3%

Iterative feasibility testing to identify the maximum affordable housing contribution tolerable across the Contribution Area
indicates a broad range of results:
•

Sites currently zoned B2 Local Centre being upzoned to FSR 2.5:1 (Base FSR) would unlikely be able to tolerate an
affordable housing contribution (based on the upper end of the range of existing use values). When the Bonus FSR 3:1
is available, the maximum contribution tolerable would be 3%.

•

Sites currently zoned R2 Low Density Residential being rezoned to B2 Local Centre could tolerate an affordable housing
contribution of 2.5% (based on the upper end of the range of existing use values). When density is increased to FSR 3:1
under the Bonus Controls, tolerance to an affordable housing contribution would rise to 8.0%. This reflects the large
value uplift associated with the FSR 0.5:1 of residential floorspace.

•

Sites currently zoned R2 Low Density Residential being rezoned to both R4 High Density Residential (FSR 1:1) and R3
Medium Density Residential (FSR 0.7:1) are broadly considered to be unable to tolerate an affordable housing
contribution (based on the upper end of the assessed existing use values). If the lower end of the existing use values
range was adopted, sites within the R4 High Density Residential zone could potentially tolerate a 1% affordable housing
contribution rate.

Matters for Consideration
Both the NSW Government and Council recognise that the viability of affordable housing contributions is subject to
development feasibility. Where development is not feasible under existing planning controls or even under proposed controls
in the planning framework, the likelihood of affordable housing contributions being secured is low.
If affordable housing contributions are identified to be viable, an effective affordable housing contributions framework
should be efficient, transparent and equitable whilst cognisant of dynamic market conditions.
Impact on Development Feasibility
As the capacity of development to pay an affordable housing contribution is premised on development feasibility, sites which
are still unviable to develop under the proposed controls do not have the capacity to contribute. In these scenarios, the issue
of contributions is moot. Modelling indicates that the requirement for an affordable housing contribution does not render
sites unfeasible – sites unable to contribute are typically not viable under the proposed controls in the first instance.
Looking forward, the introduction of an affordable housing contribution scheme will have an impact on development
feasibility. Developers will need to factor in such contributions as a development cost which is reflected in the price paid for
development sites. In time, market dynamics will adjust as the market factors-in the cost of the contributions.
Affordable housing contributions are only viable where the prices paid for development sites reflect the planning controls
and contributions liability that are applicable, i.e. that a developer does not overpay for a site.
It is therefore imperative for any affordable housing contributions to be clearly communicated so that the relevant parties
are informed at the outset and able to make informed decisions at the time of site acquisition.
Market Notice
The market’s tolerance for unexpected development costs depends on market cycles. If the market is on an upward trajectory,
unexpected development costs may be able to be offset by rising end sale values and eventual sale prices of completed
product. In an environment of falling sale values of softening market conditions, even expected development costs may not
be tolerated by falling end sale values.
In any event. clear and definitive notice to the market of Council’s intentions to implement an affordable housing
contributions scheme in unison with any amendments to the planning framework would provide notice and certainty to the
development industry.
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Other Infrastructure Priorities
The increase in value associated with changes to planning controls represents the maximum amount of contributions which
can be made to public benefit. Various forms of public benefit (affordable housing being just one) need to be appropriately
apportioned by planning authorities to align with their strategic planning objectives. Ensuring competing infrastructure
priorities does not exceed this increase in value is critical to preserving development feasibility.
The affordable housing contribution rates identified represent the maximum amount of affordable housing which could be
contributed as a result of the proposed planning controls. These rates assume the result increase in value associated with the
proposed controls is ascribed only to affordable housing. There may be other forms of public benefit which Council may look
to secure as a result of the Masterplan. This would reduce the capacity to contribute towards affordable housing.

Recommendations
Standard Contribution Rates
Feasibility of development under the proposed planning controls envisaged in the Mortdale Local Centre Master Plan is
mixed. Iterative feasibility modelling suggests the tolerance to an affordable housing contribution across the Contribution
Area ranges from nil to 8.0% of total residential GFA.
The capacity of development to contribute varies across the Contribution Area and is largely based on existing use-values
which determines whether development is feasible under the Master Plan. Valuable sites, such as those along Morts Road in
the existing B2 Local Centre zone, do not benefit from the extent of increased value observed in scenarios where R2 Low
Density Residential are rezoned to B2 Local Centre. This has direct implications for affordable housing contributions.
Based on these findings, it is recommended that a modest affordable housing contribution be initially considered. It is
recommended that two affordable contribution rates apply to reflect the Base and Bonus FSR scheme proposed in the
Mortdale Local Centre Master Plan:
•

Base Controls: 1% of total residential floorspace.

•

Bonus Controls: 3% of total residential floorspace.

A higher affordable contribution rate of 3% would only apply where a proponent seeks to access the Bonus Controls under
the Master Plan. Otherwise, the Base Controls and lower affordable housing contribution rate of 1% would apply.
Clear notice to the market is critical, not only of Council’s intentions but of the contribution rates and implementation.
Phasing-in Period
Notwithstanding clear notice to the market, the proposed affordable housing contribution rates should be phased-in to allow
active developments to be completed and provide developers with the ability to factor in the cost of affordable housing.
Table S2. 7 outlines the proposed implementation program for the Contribution Area.
Table S2. 7: Implementation Program
Date of Determination of Development Application

% of Total Gross Floor Area Intended
for Residential Floor Area for Affordable Housing
Contribution
Base Controls

Bonus Controls

12-months from update of Georges River LEP 2021

0.00%

0.00%

13-months to 18-months from update of Georges River LEP 2021

0.50%

1.00%

18-months to 24-months from update of Georges River LEP 2021

0.75%

2.00%

24-months and onwards from update of Georges River LEP 2021

1.00%

3.00%

Source: Atlas

The first 18 months would allow for developments in the pipeline to be delivered and for sites already acquired to be planned
and submitted for development assessment. This avoids ‘shocking’ the market, allowing the market to first adjust to a modest
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levy then to a greater levy of after a 2-year period of adjustment. Additionally, before full implementation of both
contribution rates, a review should be carried out to examine the market response before implementation of a final rate.
Excluded Development
Depending on Council’s objectives for the Contribution Area, exemptions from affordable housing contributions could be
considered for certain types of development. The following could be exempt from affordable housing contributions:
•

Exempt development.

•

Refurbishment or repair of a building that results in additional residential floorspace less than 200sqm GFA.

•

Development for non-residential floorspace.

•

Development of affordable housing or social housing.

•

Development of community facilities, public roads or public utility undertakings.
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