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1 Rationale for the Strategy

1.1 Overview

Griffith Council’s Affordable Housing Background Paper' sets out the evidence that supports the
Griffith Housing Strategy, and should be read in conjunction with this Strategy.

The section provides a summary of relevant findings on housing demand, supply, need and
affordability, and the legislative underpinning of Council’s engagement with affordable housing,
as a context for the priority strategies set out in Section 2 below.

1.2 What is ‘Affordable Housing’?

Housing is ‘affordable’ when very low, low and moderate income households are able to meet
their housing costs and still have sufficient income to pay for other basic needs such as food,
clothing, transport, medical care and education. This is generally accepted to be where such
households pay less than 30% of their gross household income on housing costs.

The following table provides relevant benchmarks for ‘affordable housing’ for the purpose of this
Strategy. These are consistent with definitions and benchmarks in the NSW Environmental Planning
and Assessment Act 1979 (NSW), and related policies. These should be updated at least annually to
reflect CPI changes.

Table 1.1: Relevant Affordable Housing Income and Cost Benchmarks (1)2

Very low-income Low-income Moderate-income
household household household
Income <50% of Gross 50-80% of Gross 80%-120% of Gross
Benchmark Median H/H Income Median H/H Income Median H/H Income
for Rest of NSW for Rest of NSW for Rest of NSW
Income Range (2) <$609 $610-5975 $976-51,462
per week per week per week
Affordable Rental <$183 $184-$293 $294-$439
Benchmarks (3) per week per week per week
Affordable Purchase <$188,000 $188,001- $300,001-
Benchmarks (4) $300,000 $455,000

Source: JSA 2019, based on data from ABS (2016) Census indexed to December Quarter 2018 dollars

! Judith Stubbs & Associates (2019) Griffith Affordable Housing Background Paper, Griffith Council.

2 (1) All values reported are in December Quarter 2018 dollars; (2) Total weekly household income
calculated as a proportion of ‘Rest of NSW’ medians; (3) Calculated as 30% of total household income: (4)
Calculated using ANZ Loan Repayment Calculator, using 8 April 2019 interest rate (4.80%) and assuming
a 20% deposit for a 30 year ANZ Standard Variable Home Loan and 30% of total household income as
repayments.
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‘Affordable housing’ includes a wide range of housing products, tenures and price points. This
includes, but is not limited to, social (public and community) housing, ‘key worker’ (discount
market rent) housing, assisted purchase (such as shared equity), as well as ‘lower cost’ housing
provided through the market (such as smaller flats and units), as long as housing cost benchmarks
in the table above are met.

1.3  Why is Affordable Housing Important?

Anyone in the community could need affordable housing. This includes a young person seeking
to live near where they grew up, a recently separated or divorced person with children for whom
conventional home ownership may no longer be economically viable, households dependent on
one (or even two) low or median waged jobs, or an older person on a reduced retirement income,
including after the death of a spouse.

Lack of affordably priced housing not only affects the quality of life of individual families, who
may be sacrificing basic necessities to pay for their housing. It also has a serious impact on
employment growth and economic development. The inability of lower paid workers to find
appropriate, affordable housing can limit the capacity of industry to grow, and adversely affect
local economies, as is the case with regional areas like Griffith. The displacement of long-term
residents due to lack of affordable housing also reduces social cohesion, engagement with
community activities such as volunteering, and extended family support.

Affordable housing is thus an important form of community infrastructure that supports
community wellbeing and social and economic sustainability, including a diverse labour market
and economy, and strong and inclusive communities.

1.4  Housing Supply and Demand

Griffith is regarded as the ‘regional capital of Western Riverina’, and a major service centre for a
range of inland regional towns. It has a resident population of 27,000 people? and a
regional service catchment of around 60,000 people.* Unlike many rural and regional areas,
Griffith has experienced robust historical population growth, largely related to irrigated
agriculture and value added activities, and higher than average jobs growth more recently. It has
the critical mass to attract people from smaller areas moving up the regional hierarchy, as well as
‘tree-changers’ from metropolitan areas seeking more affordable accommodation and improved
lifestyle.’

3 ABS (2018) Estimated Resident Population.

4 Draft Riverina-Murray Regional Plan 2016 <
http://www.planning.nsw.gov.au/~/media/Files/DPE/Plans-and-policies/draft-riverina-murray-
regional-plan-2016-04.ashx

> ABS 2016 Census; and JSA (2010) Report 3: Exploring the relationship between community resilience &
irrigated agriculture in the Murray Darling Basin: Irrigated Agriculture and Socio-Economic Indicators, for
the Cotton Catchment Communities Co-operative Research Centre
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The younger than average age profile, and ongoing inward-migration of young families and
overseas migrants to take up semi- and unskilled work opportunities in Griffith, also runs counter
to demographic trends for many regional and rural areas, which tend to have a significant loss of
younger people and a more rapidly aging population than Griffith.

Future growth of 0.73% per annum is projected, or a total population of 30,507 and demand for
an additional 1,744 dwellings by 2036.” However, it would be prudent to plan for a higher
proportion of well-located strata dwellings in the future dwelling mix than is projected® due to a
significant mismatch between current housing supply and need,’ and considerable under-
occupancy of public housing and of larger owner-occupied homes by older people in the LGA."

To this end, there appears to be sufficient residentially zoned Greenfield land to meet projected
demand for the next 10-15 years. This would provide capacity for around 800 separate houses in
Collina Precinct based on recent growth rates, and a higher number of dwellings if a proportion
of multi dwelling housing is factored in.

The challenge will likely be in ensuring that there is a sufficient supply of smaller, well-located
dwellings to meet projected need, noting that there was a fairly static proportion of flats and units
from 2006-16, and a relatively small number of villas, townhouses and attached dwellings created
over this period. This is also important, as strata dwellings are far more likely to enter the private
rental market than separate houses, and to increase the supply of much needed private rental
properties for lower income workers and pensioners.'!

1.5 Need for Affordable Housing

The biggest housing affordability issue facing Griffith is the large and increasing number of very
low income renting households in housing stress, and the general inability of the housing
market to provide for such households. Around 45% of those in ‘housing stress’'? are very low
income renters. When low income renters are added, these groups make up two-thirds of those
in housing stress in the LGA. These groups include households dependent upon pensions and
benefits as well as the large pool of local workers in low and very low paid jobs.

6 JSA (2010) Report 3: Exploring the relationship between community resilience & irrigated agriculture in
the Murray Darling Basin: Irrigated Agriculture and Socio-Economic Indicators, for the Cotton Catchment
Communities Co-operative Research Centre

7 Based on .id.Consulting projections, which are preferred to the lower NSW Department of Planning and
Environment projections as they are closer to recent historical population growth trends, and are also
indicated due to much higher than average local jobs growth over the past 5 years (see JSA (2019)
Background Report for detail).

8 Compared with id.Consulting’s projected household breakdown for the period.

® A theoretical undersupply of 4,500 dwellings suited to single people and couples, and an over-supply of
around 2,800 larger dwellings suited to families with children, by 2036 (see JSA (2019) Background Paper for
detail).

10°ABS Census, 2001, 2006, 20016; and id.Consulting population and housing projections for Griffith
LGA

1 See JSA (2019) Background Paper for detail.

12 Paying more than 30% of gross household income on their housing costs, and thus at risk of ‘after
housing’ poverty.
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The serious pressure on local rental stock is evident in the very high real rate increase in rents"
over the past 10 years, with rents for two bedroom strata dwellings in the LGA growing at
double the NSW rate, and rents for three bedroom dwellings growing at four times the NSW rate.
In contrast, local purchase price grew at well below average rates over the decade. The
pressure is clearly on rental stock, which is likely affected by the low growth in strata dwellings
(in particular, flats and units) in the LGA over the past decade or two.

It is likely that, by 2036, there will be at least 1,160 households in need of affordable housing in
the LGA, 70% in rental stress and 30% in home purchase stress, with a likely need for 60%
smaller dwellings suited to singles and couples, and 40% suited to families. On current trends,
50% of affordable dwellings would need to be for very low income households, 30% for low
income households, and 20% for moderate income households. This is the basis of affordable
housing targets, outlined later in the Strategy.

Importantly, Griffith has higher than average rate of homelessness compared with NSW, and
has experienced an increase in the number and rate of people who are homeless and who are
marginally housed since 2011. This includes a high rate of people who are living in severely
overcrowded dwellings, in cars and temporary or insecure accommodation rather than ‘street’
homelessness’.

Accounting for homelessness and general population growth, an additional 140 dwellings should
be added to the affordable housing target above,'* or a total target of at least 1,300 additional
affordable dwellings in the LGA by 2036.

1.6  Housing Affordability

It is important to understand the extent to which the market is, and has the potential to deliver
affordable housing to relevant target groups. This helps in identifying the most effective strategies,
including how much intervention is needed through the planning system.

e Very low income households are effectively excluded from both the private purchase and
private rental market in Griffith LGA, although some would benefit from an increased
supply of smaller one bedroom dwellings in terms of reduced ‘cost’ if not affordability.

¢ Most low income households could affordably rent a one bedroom strata dwelling, although
these are in very short supply in the LGA. Two bedroom dwellings were only affordable to
the upper 30% of low income renters, although again, smaller households would benefit from
an increase in smaller two bedroom strata dwellings in terms of reduced ‘cost’. The rental on
a three bedroom dwelling was #ot affordable to any low income households, meaning that
low income families with children are particularly disadvantaged.

Affordable purchase is also a problem for many low income households. All could likely
purchase a one bedroom strata dwelling if they were more readily available;, the upper 70%

13 Adjusted for inflation
14 See JSA (2019) Background Paper for detailed discussion.
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could afford to purchase a median priced two bedroom strata dwelling; whilst only the upper
10% could afford to purchase a median priced three bedroom strata dwelling. Again, there is
a significant affordability gap for larger low income households.

e Moderate income households can generally be housed affordably through the private
rental and purchase market in the LGA, although some households in the lower end of the
income band may have difficulty renting or purchasing a separate house.

e New Generation Boarding Houses under SEPP Affordable Rental Housing 2009 would be
affordable to very low income singles and couples who are working, and are reported to be
in high demand in the LGA. However, none have to date been developed locally under the
SEPP, despite the good rate of return on new forms of this accommodation, and
consultations indicated that there is limited knowledge of the potential of such
accommodation to meet local housing need. The stock of such accommodation is currently
made up of older, often poor amenity boarding houses.

e Site rental within a caravan park or more affordable manufactured housing estate (MHE)
would be affordable to low income households, provided they owned their own
manufactured home or van or had substantial capital toward the purchase of this type of
dwellings. It is also likely that a smaller one or two bedroom mobile home on a rented site
would be affordable to some income households, and that a larger home could be affordable
to some low income families. However, most permanent or long-term sites have been lost
within existing caravan parks, which has left a significant gap in the market.

These findings indicate that strong intervention is likely to be required through the planning
system, as well as the direct creation of affordable rental housing through partnerships on public
land, to create affordable housing for the groups who most need it in Griffith LGA.

1.7  Council’s role and statutory responsibilities in
relation to affordable housing

The creation of affordable housing for very low, low and moderate income households through
the planning system becomes more important in the context described above. The inability of the
market to provide for virtually all very low income renters, most low income renters, and
many low income purchasers is noted, and is a particular focus of this Strategy. The growing
number of homeless and marginally housed people in the LGA is also important.

There are significant opportunities for local government to support the creation and maintenance
of affordable housing through core planning legislation and policies in NSW, and a statutory
requirement to consider this issue. Local government has an implicit role in affordable housing
and an impact on affordability through land use zoning, controls, the timing of land release,
location of services and facilities, and the levying of rates and development contributions.
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Local government can also choose to play a more proactive role in the creation and retention of
affordable housing through active intervention in the market through the development of
appropriate planning mechanisms and strategies.

In NSW, objects and a range of related provisions have been progressively included in the
Environmental Planning and Assessment Act 1979, including section 1.3(d), which provides that an
objective of the Act is the ‘maintenance and provision of affordable housing’. There are
likewise definitions and benchmarks related to ‘affordable housing’ in core legislation and related
policies which have been adopted in this Strategy.

It is also a requirement of the Act that a consent authority take into account the social and
economic impacts of a development application as part of a merits assessment under section
4.15(1)(b). This is relevant to development applications that may result in the loss of affordable or
low cost housing, as well as the assessment of community benefits involving the creation of
affordable housing.

Section 7.4 of the Act provides for the making of a voluntary planning agreement in relation to a
proposed amendment to a planning instrument or development application. Under such a
planning agreement, a developer is required to dedicate land free of cost, pay a monetary
contribution, or provide any other material public benefit, or any combination of them, to be
used for or applied towards a public purpose. ‘Affordable housing’ as defined in the Act is one of
the listed ‘public purposes’.

As such, local government has a role and indeed a statutory responsibility to seek to preserve and
create affordable housing through the planning and assessment process.
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2 Strategies and Mechanisms to Deliver
Affordable Housing

2.1  Overview of Mechanisms and Strategies

There are a wide range of potential strategies available to Griffith City Council to increase
affordable housing in the LGA, as shown in Table 2.1 below. These strategies range from ‘light’
planning intervention in the market (Column 1 in the table), and facilitative intervention through
the planning system (Column 2), to ‘strong’ intervention (Column 3), or ‘direct provision’ of

affordable housing (Column 4).

As noted in the Griffith Affordable Housing Background Paper”, some of these strategies are more
likely to be effective in the local housing market context. Those likely to be most effective, and
that are most favoured from consultations, are the focus of this Strategy.'®

B JSA op cit.
16 Refer JSA (2019) Griffith Affordable Housing Background Paper for a more complete discussion of the
effectiveness of different mechanisms in the local context.
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WEAK INTERVENTION

Limited Market Intervention

Facilitative Intervention

Mandatory Intervention

STRONG INTERVENTION

Direct Market Intervention

4 g > W 4 N
« Define ‘affordable housing’, set * Assess gaps in market provision of * Require housing diversity in LPSs in « Reduce cost through waiving fees,
benchmarks and assess need. AH including location, type, tenure, market-based developments where land rates, contributions, etc for AH
« Assess where and for whom the and target groups. assessed as likely to be ‘affordable’, developments.
market is supplying genuinely * Remove impediments in local with or without concessionary * Use public resources in AH PPPs,
‘affordable housing’ (AH). planning schemes (LPS), offsets. e.g. through partnerships on council
« Ensure adequate supply of land e.g. zoning that constrains diversity. * Require % of time-limited or other public land via land audits;
supply to meet projected need. « Include AH aims, objectives & affordable rental (e.g. at discount EOIs to create AH on public land,
« Ensure efficient approvals process provisions in LPSs supported by i fent), WithSiithee ete.
polices, controls, etc. concessionary offsets. * Use resources gained through
* Advocate to other I.evels of . « Make low-cost housing types * Mandate a % of AH (e.g. greenfield incentive-based or mandatory
government for .an increase in AH iissiBIg i canratel tior or large-scale redevelopments) mechanisms for AH PPPs.
resources or policy responses. REIMISSIDIE -approprate locadons e
o in all relevant zones. through DCP Masterplan or similar. « Enter into longer-term
« Convene forums with industry, .p tive-land bi Swed t-and/ i
public & community sector to raise * Include incentive-based variations e e Skl Badp Sl oulial
. acquisition to facilitate partnerships with a preferred
awareness and develop responses. to controls in LPSs to offset the e . . .
impact of mandatory provisions or consolidation & redevelopment. community housing provider (e.g.
: Condu.ct .sta;;t.ralmng tomprove to enable diversity in lower value * Mandate a reasonable contribution MOU).
EQpasiEgR 1ssues. markets; or to capture a share of (in cash, land or dwellings) where « Directly funding or construction of
* Provide planning, building or design benefit (profit) in higher value feasible. AH by local, state or federal
support:to:comimunity grprivate /uplift markets. * Require SIA in major redevelopment agencies.
sector developers.  Develop incentive-based state of low cost housing/types, & require
planning policies to create AH. mitigation to offset loss (e.g. cash or
in kind contributions, rehousing
tenants).
» Develop mandatory state planning
policies to create AH.
\ - 7 J U

Source: Stubbs (2003); JSA (2011)

Figure 2.1: Mechanisms and Strategies to Create Affordable Housing along a Continuum of Planning Intervention
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Summary of Strategies and Mechanisms

Based on the evidence, there are three main strategies that are likely to be most effective in

increasing the supply of affordable housing in the local context:

1.

Ensuring that there is a clear planning framework for the development of the Housing
Strategy, including defensible definitions, benchmarks and targets, and evidence-based
mechanisms for transparency and accountability, and monitoring progress of the Strategy
over time.

Actively seeking to facilitate an increased supply of lower cost and affordable housing
types (one and two bedroom strata dwellings and New Generation Boarding Houses)
through the market in well-located areas. This mainly involves ensuring that there are no
unnecessary impediments in local planning instruments to the creation of such
dwellings, and requires some fundamental changes to existing planning controls.

Removing impediments to the development of small lot housing and Multi dwelling
housing in Greenfield areas will also be important in meeting projected need, noting that
there is likely to be sufficient zoned land in Collina Precinct and Lake Wyangan to
accommodate the projected demand for family dwellings whilst also incorporating
increased housing diversity.

The direct creation of affordable housing for very low and low income renters, and for
some low income purchasers, through partnerships on land owned by Council and other
public authorities. This includes as part of well-located multi-tenure developments,
affordable seniors housing, selective redevelopment of older public housing stock to better
meet projected need, and a demonstration affordable MHE project for low income
workers and families. The preferred partner would be a registered Community Housing
Provider with a strong track-record in development and management of affordable
housing and a local presence, as this is likely to increase yield and decrease risk for
Council.

Other strategies are also likely to have some effect on increasing access to affordable and lower

cost housing. These include:

4. Seeking to facilitate market delivery of lower cost and affordable housing types such as

long-term accommodation in Manufactured Housing Estates and New Generation
Boarding Houses through promotion of opportunities for this form of development,
production of guidelines and educational materials, demonstrations projects and
identification of potential sites.;

Advocating to State Government for an increase in social housing and Specialist
Housing Services funding in recognition of below average provision of such
accommodation and growing need;
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6. Seeking to engage large local employers in a demonstration project to increase medium
to long term rental accommodation (e.g. through participating in good quality, affordable
MHE and/or New Generation Boarding House projects);

7. A shared equity pilot project for low income working families on Council and/or private
land; and

8. Providing incentives for the development smaller, low cost strata dwellings close to
Griffith town centre through reduced parking controls and changes in planning controls
more generally.

Other mandatory mechanisms related to value capture, including mandatory affordable housing
contributions or inclusionary zoning approaches under the recently amended SEPP 70 (Affordable
Housing) are unlikely to be economically feasible in the local housing market context, despite a
likely ability to demonstrate ‘local housing need’ under the SEPP. Likewise, mandating smaller
dwellings is likely to create an impost upon development in the local context due to relatively
land values.

Other incentive based mechanisms like FSR bonuses that also rely on significant land value
uplift are also unlikely to be feasible in the local context due to low land values and relatively low
rates of value uplift from up/rezoning.

The strategies and mechanisms most likely to be effective in the local context are outlined more
fully below, with a brief rationale for each.

2.3  Detailed Strategies and'Mechanisms

2.3.1 Adopt.the Housing Strategy
Rationale

It is important that Council is clear regarding the definition and benchmarks for ‘affordable
housing’ so that it ensures that what is created meets the statutory definition, and so that it can
properly evaluate applications or proposals that come before it.

It is also important that Council has mechanisms for monitoring the progress of the Strategy,
including Key Performance Indicators and indicative targets based on local housing need.
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Strategies

Strategy 1

For the purpose of this Strategy, Council adopts the definitions and benchmarks for ‘affordable
housing’ as set out in Section 1.1 and the following table.

Table 2.1: Relevant Affordable Housing Income and Cost Benchmarks (1)’

Very low-income Low-income Moderate-income
household household household
Income <50% of Gross 50-80% of Gross 80%-120% of Gross
Benchmark Median H/H Income Median H/H Income Median H/H Income
for Rest of NSW for Rest of NSW for Rest of NSW
Income Range (2) <$609 $610-S975 $976-51,462
per week per week per week
Affordable Rental <$183 $184-5293 $294-5439
Benchmarks (3) per week per week per week
Affordable Purchase <$188,000 $188,001- $300,001-
Benchmarks (4) $300,000 $455,000

Source: JSA 2019, based on data from ABS (2016) Census indexed to December Quarter 2018 dollars

Strategy 2

For the purpose of this Strategy, Council adopts an indicative target of 1,300 additional affordable
housing dwellings by 2036, distributed as follows.

17 (1) All values reported are in December Quarter 2018 dollars; (2) Total weekly household income
calculated as a proportion of ‘Rest of NSW’ medians; (3) Calculated as 30% of total household income: (4)
Calculated using ANZ Loan Repayment Calculator, using 8 April 2019 interest rate (4.80%) and assuming
a 20% deposit for a 30 year ANZ Standard Variable Home Loan and 30% of total household income as
repayments.
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Renting Households Purchasing Households
Suitable for Suitable for Suitable for Suitable
Lone Persons or | Families Lone Persons | for
Couples without or Couples Families
Children without
Children
Total AH | Affordable to 45318 198%° 31 10
Dwellings | Very Low Income
Required | Households
by 2036
y Affordable to Low 97 152 62 81
Income
Households
Affordable to 18 40 52 108
Moderate Income
Households

Source: JSA calculations, using data from ABS Census of Population and Housing 2016 and id. Consulting

Strategy 3

For the purpose monitoring the progress of this Strategy, Council adopts the following Key
Performance Indicators:

Number of affordable rental dwellings for very low and low income households created as a
result of partnerships between Council and community housing providers and/or the private
sector. Data can be collected by Council;

Net change (loss/gain) in Social (Public and Community) Housing. Data can be obtained
from FACS — Housing NSW and local community housing providers;

Number of affordable rental dwellings for very low and low income households created
through other agencies or mechanisms, including FACS — Housing NSW and Community
Housing Providers. Data can be collected by Council;

Number of affordable housing dwellings for very low and low income renters and low income
purchasers provided through the market. Data can be obtained from FACS — Housing NSW
Rent and Sales Reports;

18 Includes 70% of the target for chronically homeless people (140 x .7 = 98)
19 Includes 30% of the target for chronically homeless people (140 x .3 = 42)

Page 12 of 30



Draft - Griffith Housing Strategy 2019

e Increase in supply of lower cost housing types/products created through the market. Data
can be obtained from FACS — Housing NSW Rent and Sales Reports;

e Reduction in local homelessness, including appropriate accommodation of people living
temporarily with others, or living in inappropriate, unsafe or severely over-crowded
accommodation. Data can be provided by agencies such as Specialist Housing Services;

e Reduction in the proportion of very low and low income households in housing stress. Data
can be obtained from the Census every five years;*

e Retention of diverse income, age and employment groups in the LGA. Data can be obtained
from the Census every five years.

2.4  Facilitative Strategies and Mechanisms

2.4.1 Removing Planning Impediments for Residential Flat Buildings
and Multi Dwelling Housing in Well-Located Infill Areas

Rationale

There are opportunities for the market to deliver affordable housing to some groups, generally in
the form of one and two bedroom strata dwellings, albeit mainly for smaller households. An
increase in this type of housing in well-located areas will also provide much-needed housing
diversity and help to address the current and projected housing supply-demand mismatch.

One and two bedroom Residential flat buildings have historically provided a lower cost if not
always ‘affordable’ form of accommodation, but the supply of this form of housing has been
significantly constrained since the introduction of the Griffith DCP 1999. Two main provisions in
the 1999 DCP have generally rendered such developments non-viable, and also appear to be
constraining multi dwelling housing like villas and townhouses. These are:

e The use of different density controls across Council Planning Precincts, which place
significant constraints on the number of dwellings per hectare, and thus restricts what can
actually be built on many lots. These are used in the existing DCP rather than Floor Space
Ratio (FSR) and Height controls, as would be the case in most modern DCPs and LEPs; and

e The requirement for 50m’ of private open space per ground floor dwelling, which favours
separate houses over Residential flat buildings, and can also be restrictive in the case of Multi
dwelling housing in infill and release areas. This requirement can significantly affect the
viability of Residential flat buildings and Multi dwelling housing, and often whether they can
be built at all.

20 Note that levels of housing stress on very low and low income households can be reduced if increasing
housing costs cause these people to be displaced. Consequently this KPI must be considered in the context

of changing demography as set out in the next KPI.
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The relatively stringent car parking requirements for strata dwellings, including in areas close
to the town centre,?! are also likely to constrain the development of Residential flat buildings, and
potentially of Multi dwelling housing.

The current review of Council’s DCP provides an important opportunity to amend relevant
controls to facilitate diverse, affordable and/or lower cost housing though the market close to
Griffith town centre, that is, within the Planning Precincts of Griffith Central, Wakaden North,
Hospital and Coolah. Housing diversity, cost and affordability in existing and future release
areas (Collina and Lake Wyangan) would also benefit from similar amendments to controls.

General strategies related to the DCP review are set out first. This is followed by the rationale for
changes in controls for Griffith Central, Wakaden North, Hospital and Coolah Precincts, and
specific strategies for each Precinct.

Strategies

Strategy 4

Council will support amendments to its revised DCP that seek to facilitate the development of
diverse, affordable and/or lower cost housing, in particular:

a. Inclusion of relevant objectives:
i.  Provide for a diversity of housing opportunities and residential lifestyle choices;

ii.  Optimise residential development opportunities which fulfil the housing supply
needs generated by the growth of the population and economic development of
Griffith;

iii.  Strategically implement the Griffith Housing Strategy.

b. Include controls that facilitate affordable and lower cost Residential flat buildings and
Multi_dwelling housing through the market in relevant DCP chapters (Development in
Residential Zones, and Development in Business Zones) within the Planning Precincts of
Griffith Central, Wakaden North, Hospital and Coolah, and in Collina and Lake
Wyangan release areas, specifically:

1.  Remove any requirement for the requirement private open space for ground floor
dwellings in the case of Residential flat buildings;

ii.  In the case of Multi dwelling housing, reduce the requirement from 50m? to 16m?
of private open space per ground floor dwelling, including a minimum dimension
of 3 metres;

iii. Remove existing density provisions (dwellings per hectare), and replace these
with Floor Space Ratio (FSR) and Height controls as set out in Strategies 5, 7, 8
and 9 below;

2 There is a generic control across the LGA of one onsite space per one bedroom dwelling; 1.5 spaces per

two bedroom dwelling; and 2 spaces three bedroom dwelling regardless of location or dwelling type.
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iv.  Reduce car parking requirements to more closely reflect actual ownership rates
assetoutin 5, 7, 8 and 9 below;

v.  Remove the requirement for ‘designated lots’ for Multi dwelling housing to open
up increased opportunities for villas and townhouses across Griffith.

Rationale — Griffith Central Precinct

B2 zoned areas in Central Griffith Precinct contain many redevelopment opportunities,
particularly in the areas between Yambil Street and Canal Street, and north of
Olympic/Railway Streets; and within the B4 zoned area at the western end of the Precinct.
JSA’s economic analysis indicates that changes to controls as set out above, accompanied by
appropriate FSR, Height and parking controls, would likely facilitate an increased in Residential
flat buildings and Multi dwelling housing in areas and on lots where these are not currently
feasible.*

It is also important that there are no other unintended barriers to the development of Residential
flat buildings within this precinct. For example, a requirement for all development in the B2 zone
to have ground floor commercial space, and for a high proportion of the total development to be
commercial, can be a significant disincentive to re/development where commercial land is not at
a premium or in high demand.

Further, although Residential flat buildings are permitted with consent in B2 zones,*® selective
rezoning to B4 in this area could signal Council’s intention to encourage the development of
‘Residential flat buildings’ as a form of ‘Residential accommodation’, and make it an explicitly
permitted land use.? Importantly, an objective of the B4 zone is ‘To increase the permanent
population and encourage the provision of affordable housing in mixed use areas through shop top housing

and residential flat building development.’

There also appears to be a good economic case for rezoning the areas between Yambil Street and
Canal Street, and north of Olympic/Railway Streets to B4, based on significant remaining
opportunities for commercial re/development within Banna Avenue and the north side of
Yambil Street.

22

2 Residential flat buildings are an innominate use within B2 zoning in Griffith LEP 2014, although under
item 3 ‘Permitted with consent’, the LEP states that anything not specified in item 4 ‘Prohibited’ is also
permitted with consent. Residential accommodation and Residential flat buildings are not specified and so
are understood to be permitted with consent.

24 Residential flat buildings are an innominate use within B2 zoning in Griffith LEP 2014, although under
item 3 ‘Permitted with consent’, the LEP states that anything not specified in item 4 ‘Prohibited’ is also
permitted with consent. Residential accommodation and Residential flat buildings are not specified in item
4, and so are understood to be permitted with consent.
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Alternately (or in the interim), different controls can be put in place within the existing B2 zone
in the new DCP. These different controls should encourage high quality retail and commercial
development and Shop top housing for development along Banna Avenue and the north side of
Yambil Street; and allow for increased development of Residential flat buildings without the
requirement for commercial development, but with the option for this to occur by virtue of its B2
zoning, in the areas back from ‘high street’ (that is, between Yambil Street and Canal Street, and
north of Olympic/Railway Streets).

Opportunities have also been developed for significant development of Residential flat buildings
on larger parcels of vacant land in the area immediately east of Crossing Street currently zoned
B7, which could be rezoned to B4 or R3 if the economic case for rezoning of a portion of existing
B7 land could be made.

Strategies

Strategy 5

Council will seek to facilitate the development of Residential flat buildings in Central Griffith
Precinct (zoned B2 and B4) through supporting appropriate controls in the new DCP as follows:

a. Providing for a Floor Space Ratio of 0.7:1 across the Precinct;

b. Providing for a maximum Height of 12.0 metres, and 16.0 metres north of Railway Street
between Ulong Street and Crossing Street;

c. Providing for parking requirements as follows for Shop-top housing, Residential flat
buildings, and Multi Dwelling Housing:

i.  Small («75m?) or 1 bedroom: zero parking spaces
ii.  Medium (75m?*110m?) or 2 bedrooms: 1.0 parking spaces
iii.  Large (>110m?) or 3+ bedrooms: 1.5 parking spaces
iv.  Visitor spaces: 0.25 parking spaces

b. Balancing the future demand for high quality commercial development within Banna
Avenue and the north side of Yambil Street with the need for economically feasible
Residential flat buildings in areas with significant redevelopment potential close to the
city centre through:

i.  Providing for different controls across the B2 zoning through a DCP map,
specifically:

¢ Providing for all development within Banna Avenue and the north side
of Yambil Street to have retail or commercial uses on the ground floor
with generous floor to ceiling heights, and a reasonable proportion of each
new development to be made up of commercial or retail space; but

e Providing no such requirements for commercial ground floor
development, or for any proportion of new development to be

commercial, within the areas between Yambil Street and Canal Street,
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and north of Olympic/Railway Streets, thus allowing for market
assessment of the viability of mixed use development, and opening up
opportunities for Residential flat buildings without an additional
economic impost.
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Strategy 6

In the longer term, Council will seek to encourage increased development of Residential flat
buildings in Central Griffith Precinct through amendments to its LEP, in particular, actively
facilitating Residential flat buildings through:

a. Rezoning the area between Yambil Street and Canal Street and north of
Olympic/Railway Streets from B2 to B4, thus providing a clear signal of Council’s intent
for this area;

b. Preparing a planning proposal including an assessment of the adequacy of land zoned B2
in the Precinct and the economic case for the rezoning selected areas to B4, noting that
the Background Paper contains relevant data to support the case;

c. Considering rezoning of a portion of land immediately east of Crossing Street from B7 to
B4 or B3 provided the economic case for rezoning can be made with regard to a loss of
some B7 zoned land.

Rationale — Wakaden North Precinct

Similar to other areas, this precinct contains a large number of older residential flat buildings that
pre-date the 1999 DCP, with more recent development consisting of multi dwelling housing,
likely due to DCP constraints discussed earlier. There are more limited opportunities for
redevelopment within the existing Precinct boundaries. However, additional redevelopment
opportunities could be obtained by extending the precinct north to Binya Street, which is within
400 metres of the current B2 zoned area.

Strategies

Strategy 7

Council will seek to facilitate the development of Residential flat buildings and Multi dwelling
housing in Wakaden North Precinct (zoned R1) through supporting amendments to controls in
the DCP as follows:

a. Extending the Precinct north to Binya St, which is within 400 metres of the B2 zoned
area, and maintaining the R1 zoning;

b. Providing for a Floor Space Ratio of 0.5:1 across the Precinct;

c. Providing for a maximum Height of 8.5 metres, and up to 12.0 metres subject to a merits
based acceptable solution based upon the building envelope;

d. Providing for parking requirements as follows for Residential flat buildings and Multi
dwelling housing:

i.  Small (<75m?) or 1 bedroom: zero parking spaces
ii.  Medium (75m?110m?) or 2 bedrooms: 1.0 parking spaces
iii.  Large (>110m?) or 3+ bedrooms: 1.5 parking spaces
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iv.  Visitor spaces: 0.25 parking spaces
Rationale — Coolah Precinct

Coolah Precinct also contains extensive historical development for Residential flat buildings,
although again none of these appear to be of recent construction, with newer construction
generally for Multi dwelling housing.

There are significant redevelopment opportunities in the precinct including of older, lower quality
housing and industrial and commercial uses, as well as underutilised land. Opportunities for
redevelopment of housing are mainly available in the area between Coolah Street and the Canal.

Strategies

Strategy 8

Council will seek to facilitate the development of Residential flat buildings and Multi dwelling
housing in Coolah Precinct (zoned R1) through supporting amendments to controls in the DCP
as follows:

a. Providing for a Floor Space Ratio of 0.5:1 across the Precinct;

b. Providing for a maximum Height of 8.5 metres, and up to 12.0 metres subject to a merits
based acceptable solution based upon the building envelope;

e. Providing for parking requirements as follows for Residential flat buildings and Multi
dwelling housing:

i.  Small (<75m?) or 1 bedroom: zero parking spaces
ii.  Medium (75m?110m?) or 2 bedrooms: 1.0 parking spaces
iii.  Large (>110m?) or 3+ bedrooms: 1.5 parking spaces
iv. - Visitor spaces: 0.25 parking spaces

Rationale — Hospital Precinct

Hospital Precinct should also be targeted to increase market delivery of Residential flat buildings
and Multi dwelling housing as it is within close proximity to Griffith’s commercial core, and has
opportunities for redevelopment for lower cost or affordable housing types, including Residential
flat buildings and Multi dwelling housing, with appropriate controls.

Strategies

Strategy 9

Council will seek to facilitate the development of Residential flat buildings and Multi dwelling
housing in Hospital Precinct (zoned R1) through supporting amendments to controls in the DCP
as follows:

c. Providing for a Floor Space Ratio of 0.5:1 across the Precinct;
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d. Providing for a maximum Height of 8.5 metres, and up to 12.0 metres subject to a merits
based acceptable solution based upon the building envelope;

f.  Providing for parking requirements as follows for Residential flat buildings and Multi
dwelling housing:

v.  Small (<75m?) or 1 bedroom: zero parking spaces

vi.  Medium (75m?-110m?) or 2 bedrooms: 1.0 parking spaces
vii.  Large (>110m?) or 3+ bedrooms: 1.5 parking spaces
viil.  Visitor spaces: 0.25 parking spaces

2.4.2 Increasing Opportunities for Housing Diversity‘and Affordability
in Greenfield Areas

Rationale

Collina Precinct is the major current release area in Griffith, and is located around 6 kms from
the CBD. While Multi dwelling housing is permissible with consent in the R1 zone, there is no
evidence of such development in the precinct. As noted, development of Multi dwelling housing
is likely to be constrained by DCP density controls and requirements for ground floor private
open space and onsite parking requirements, as well as requirement for designation of lots for
Multi dwelling housing.

JSA’s modelling suggests that villa construction would be economically viable assuming with
more liberal controls and the removal of the requirement for designated lots for Multi dwelling
housing. This would also increase dwelling yield in the precinct.

Lake Wyangan Master Plan /DCP area is likely to provide for further Greenfield expansion
once the Collina Precinct is fully developed.”® Based on the availability of land in the Collina
area, rezoning in this area to R1 is likely to be required by 2030. Similar constraints to housing
diversity and affordability would apply as for Collina Precinct without changes to the DCP
and/or LEP, and similar amendments are required to facilitate housing diversity.

Strategies

Strategy 10

Council will seek to facilitate the development of diverse housing options in Collina Precinct
(zoned R1) through supporting amendments to controls in the DCP as follows:

a. Providing for a Floor Space Ratio of 0.5:1 across the Precinct;

b. Providing for a maximum Height of 8.5 metres, and up to 12.0 metres subject to a merits
based acceptable solution based upon the building envelope;

25 Advice from Council officers, 11 December 2018.
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c. Providing for parking requirements as follows for Residential flat buildings and Multi
dwelling housing:

i.  Small (<75m? or 1 bedroom: zero parking spaces
ii.  Medium (75m?110m?) or 2 bedrooms: 1.0 parking spaces
iii.  Large (>110m?) or 3+ bedrooms: 1.5 parking spaces
iv.  Visitor spaces: 0.25 parking spaces

Strategy 11

Council will seek to facilitate the development of diverse housing options in the Lake Wyangan
Master Plan /DCP area (zoned R1) through supporting the following controls:

d. Providing for a Floor Space Ratio of 0.5:1 across the Precinct;

e. Providing for a maximum Height of 8.5 metres, and up to 12.0 metres subject to a merits
based acceptable solution based upon the building envelope;

f. Providing for parking requirements as follows for residential flat buildings and multi
dwelling housing:

v.  Small (<75m? or 1 bedroom: zero parking spaces

vi.  Medium (75m?-110m?) or 2 bedrooms: 1.0 parking spaces
vii.  Large (>110m?) or 3+ bedrooms: 1.5 parking spaces
viii.  Visitor spaces: 0.25 parking spaces

2.4.3 Facilitating Increased "Development of ‘New Generation’
Boarding' Houses

Rationale

‘New Generation’ Boarding Houses under SEPP (Affordable Rental Housing) 2009 can provide
affordable accommodation to diverse very low and low income households, and fill an important
gap for a range of very low and low income retirees, workers, and other singles and couples. The
option to develop New Generation Boarding Houses under SEPPARH is readily available in
residential and business zones within Griffith LGA. However, there appears to have been very
limited take up by developers or Community Housing providers to date.

Economic modelling reported in the Background Paper suggests that these are likely to have a good
rate of return, so that increased awareness and promotion of best practice would also likely be
beneficial (see Case Study Booklet for examples of best practice).

Strategies
Strategy 12
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Council will actively promote and support the development of high quality, ‘New Generation’
Boarding Houses in locations within 400 metres of B2 or B4 zoning in Griffith, including through
educational workshops with developers and the community, publication of guidelines,
production of promotional material, and favourable consideration of compliant applications.

Strategy 13

Council will develop guidelines consistent with State Government Policy and Legislation to
support the development of good design and management of ‘New Generation’ Boarding Houses
taking into account local needs and the housing market context, and make these publicly
available (see Outline of Consideration for Guidelines and Plan of Management at Attachment
A).

2.4.4 Opening up Development Opportunities for CVPs and MHEs
Rationale

Caravan parks have historically been an important source of affordable accommodation in
Griffith LGA, including for lower income families, people on pension and benefits and lower
income and seasonal workers.

On-site vans and manufactured homes that can be rented with the site, and sites which are rented
where residents place their own home, have the potential to be affordable to all low income
households and some very low income households. However, are virtually no permanent or long-
term sites remaining in privately owned and operated facilities in the LGA through conversion to
tourist and short-term uses, and there is reported to be a high demand for such accommodation.

Although short-term site (3 months or less) may benefit short-term casual workers or more
transient people, they will not meet the accommodation needs of lower income working families
and workers who are seeking more stable rental accommodation.

There is a need to encourage the development of additional long-term sites within existing
facilities, as well as the development of additional privately operated and lower cost
manufactured housing estates as a relatively efficient way of providing accommodation for lower
income families and workers. There are also opportunities to develop more affordable
manufactured housing estates that are owned/ managed by Council and/or a registered
community housing provider on publicly owned land with favourable rates of return as an
example of best practice in this area.

Strategy 14

a. Council will develop guidelines to encourage a higher proportion of permanent sites
within caravan parks and MHEs that are principally tourist-oriented developments, and
provide for a higher proportion of such sites in licensing arrangements;

b. Council will identify potential sites for additional private caravan parks and
manufactured housing estates, and seek to develop private sector investment through
relevant planning incentives;
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c. Council will develop at least one demonstration project showing best practice in the
development and management of affordable manufactured housing estates (see also
Strategy 19 below).
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2.4.5 Selective Redevelopment of Older Public Housing Properties
Rationale

There are opportunities to selectively redevelop older, under-occupied social housing close to
the town centre which should also be explored with State Government. The replacement of
older, under-occupied separate houses with new mixed tenure developments including strata
dwellings can better meet the need for smaller social housing dwellings, and also provide
affordable rental and purchase housing for low income workers, whilst retaining a reasonable
component of houses suitable for families.

This is in line with current State Government policy directions to improve the quality of life and
standard of housing in areas with large concentrations of public housing, and with Government
priorities to increase the capacity and economic viability of community housing providers
through the transfer public housing on long-term leases. This enables providers to borrow against
the asset to enable redevelopment, which is occurring other parts of the State. To date, no such
scheme has been announced for Griffith.

Opportunities for selective redevelopment of older public housing stock close to the town centre
are available in Wakaden North Precinct. Other opportunities include the selective
redevelopment of dwellings or areas within large scale public housing estates in Macarthur
and Merrigal Precincts to better meet current and projected housing need for smaller very low
income households in the LGA for both social housing and affordable rental housing for lower
income workers.

Strategies

Strategy 15

a. Council will explore opportunities with State Government and local Community
Housing Providers for the redevelopment of older concentrations of social housing in
Wakaden North Precinct, including for smaller, more diverse housing types and multi-
tenure development including social, affordable and private market housing to meet
changing needs.

b. Council will advocate to State Government on behalf of local Community Housing
Providers (CHPs) for a transfer or title and/or long-term (at least a 20-year lease) on
existing public housing in Wakaden North Precinct to facilitate the redevelopment of
selected stock through increased economic viability for CHPs.
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2.5 Direct Creation of Affordable Housing

Direct Creation of Affordable Housing

The direct creation of affordable housing on Council and other publicly owned land is likely to
be the most effective strategy for creating affordable housing for very low and many low income
renting households. As noted, such households are largely excluded from the private market, and
often in severe housing stress and at risk of homelessness.

This land can be developed under a variety of contractual arrangements, for example, by Council
directly developing the land and contracting in the skills required, or in partnership with a
community housing provider (CHP) and/or private sector developer. Management would
normally be undertaken by a CHP with expertise in this area. Financially, the arrangement can
be structured in a number of ways, depending on Council’s preference. Likewise, risk can be
shared in a manner appropriate to the needs and preferences of partnering agencies.

A first cut assessment of the suitability of a range of Council and other publicly owned sites has
been undertaken with regard their size, location, zoning and freedom from significant constraints,
and is reported in Section 6.5.3 of the Background Paper. A range of development scenarios were
then modelled in a preliminary way to assess the likely feasibility of affordable housing
developments in the local housing market context on indicative sites.

Our preliminary assessment indicates that these indicative developments on Council-owned
land are likely to be economically feasible (that is, income would exceed costs at year one).
Developments modelled included a multi-tenure affordable villa development, a multi-tenure
affordable residential flat building, and a New Generation Boarding House on sites in Central
Griffith, Wakaden North, Hospital and Coolah Precincts; and an affordable MHE or caravan
park on Council-owned land in Lake Wyangan and Crown land at the Griffith Show Ground,
although the latter already accommodates around 50 very low and low income households, a
number of them long-term.

Assumptions used in economic modelling are conservative, and varying these would make the
developments even more favourable.

A seniors’ development targeting older pensioners would not break even unless somewhat higher
than ‘affordable’ rents were charged due to the very low incomes of lone pensioners, although at
$230 per week, such rental would still likely provide lower cost rental than is often available
through the market, in a community setting.

Strategies

Strategy 16

a. Council will dedicate at least three Council-owned sites for the purpose of affordable
housing partnerships as the Strategy is rolled out, ensuring that sites are:
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o well located with regard to transport and/or services;

e maximise the yield of social and affordable housing;

e are multi-tenure developments; and

e are able to achieve favourable economics (at least break even in the first year).

Strategy 17

a.

Council will facilitate a multi-tenure development on Council-owned land within or in close
proximity to Griffith town centre in partnership with a registered community housing
provider and/or other not for profit service provider in the short-term.

This development will be a multi-tenure development and will be targeted to very low and

low income renting households and to low income purchasing households, and will seek to

include:

e A portion as a New Generation Boarding House providing rental accommodation to very
low income renting lone person or couple households;

¢ One and two apartments providing affordable accommodation to very low mmcome and
low income renters who are lone person, couple and smaller family households and
purchase for low income households, possibly including some shared equity;

e Adequate provision for Adaptable Dwellings on the ground floor per AS 4299.

Council will seek to develop the site through a competitive tendering process (an expression
of interest) or preferred partnering arrangement with a registered community housing
provider that clearly specifies requirements for the site including maximisation of affordable
housing yield, indicative dwelling type and tenure mix, risk apportionment and long-term
management and maintenance arrangements.

Strategy 18

a.

Council will dedicate at least a further two sites to multi-tenure affordable housing
developments within or in close proximity to Griffith town centre.

The other two Council sites will be identified by Council, and likewise be developed in
partnership with a registered community housing provider and/or appropriate NHO under
an EOI or preferred partnering arrangement.

Strategy 19

a. Council will facilitate the development of an affordable caravan park /manufactured
housing estate in partnership with a registered community housing provider and/or
private sector development on vacant Crown land at the Show Ground complex,
including that:

i.  The development is mixed tenure, and allows for the rental of sites with owner
occupied homes (owner-renters), as well as the rental of both manufactured homes
and sites (renter-renters);

Page 26 of 30



Draft - Griffith Housing Strategy 2019

ii.  Rents of sites and sites with homes are affordable to a mixture of very low and low
income households

b. Following review of the operations of a first facility, Council will facilitate the
development of a further affordable caravan park /manufactured housing estate in
partnership with a registered community housing provider and/or private sector
development on vacant Council or other public land as appropriate.

2.5.1 Shared Equity Arrangements
Rationale

One of the main ways that low income purchasers requiring a larger home, especially those at the
lower end of the band, and all very low income households without a substantial asset, can enter
the home purchase market is through some form of shared equity arrangement.

Typically, a purchaser will enter a shared equity arrangement with a community housing
provider where they own 25-75% of the equity in the home on the basis that they will sell the
home back to the provider if they wish to exit the arrangement, as well as a pre-agreed share of
the capital gain. Under some schemes, they can increase their share of equity over time.

This ensures that the home stays as affordable purchase in perpetuity, and that the first purchaser
does not obtain a windfall profit from the sale of a home where there has been a public subsidy
(as is often the case in more standard subsidised home purchase arrangements). Partnering with a
community housing provider rather than a bank or private sector developer tends to keeps costs
lower for the purchaser, although the latter could be involved in a 3- or 4-way partnership.

This type of arrangement is not generally as well-developed in NSW as it is in some other
Australian and international jurisdictions, and there are no government supported schemes in
NSW. However, it is likely to work well in the local context, and a scheme similar to ones that
operate in other jurisdictions could be developed by a Community Housing Provider such as
Southern Cross Community Housing, potentially in partnership with a financial institution,
and/or on Council-owned land.

Strategies

Strategy 20

Council will develop a locally appropriate shared equity purchase model to facilitate the purchase
of housing by low income households, in conjunction with a registered community housing
provider.

Strategy 21

Council will investigate the potential for development of small lot housing on a privately owned
Greenfield site, and appropriate mechanisms, funding and legal agreements to implement an
appropriate model or demonstration project including opportunities for shared equity
approaches.

Page 27 of 30



Draft - Griffith Housing Strategy 2019

2.5.2 Advocacy
Rationale

There has been a loss of social housing in both proportion and absolute terms over the past 10
years, with social housing falling from 5.5% of all dwellings to 4.4% from 2006 to 2016, which
was lower than the NSW average in 2016 (5%). Waiting times for social housing in the LGA are
in excess of 10 years for smaller dwellings, and rates of severe housing stress among very low
income renters indicate a high level of unmet need for social housing in the LGA.

Higher than average and growing rates of homelessness and marginally housed people also
indicate that there is a need for alternative accommodation to meet the special needs of these
groups.

Strategies

Strategy 22

a. Investigate and advocate for temporary affordable housing opportunities on NSW
Government land that is awaiting future development.

b. Advocate for an increase in funding for social housing to meet the needs of very low
income and special needs groups in the LGA.

2.6  Administration and Maintenance

2.6.1 Administration
Rationale

There is a need for transparent reporting and accountability with regard to administration of
Council’s affordable housing program, and to ensure that the Strategy is effective in achieving its
objectives. Adequate responsive, recurrent and planned maintenance is also vital to ensure the
amenity of the properties and locality, and the longevity of stock.

Strategy 23

Council will establish required administrative mechanisms to ensure proper monitoring,
management and administration related to the Strategy, and any Affordable Housing Program
resulting from this, including:

e Annual reporting against KPIs;

e Transparent processes for the selection of affordable housing partners, whether on the
basis of competitive tendering on individual projects, or a preferred partner basis;

e The establishment of a separately accounted and reported Affordable Housing Trust
Fund to hold any resources generated through the Strategy (for example, affordable
housing units created in perpetuity).
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2.6.2 Asset Maintenance
Rationale

Adequate provision for responsive, recurrent and planned maintenance is also vital to ensure the
amenity of the properties and locality, and the longevity of stock.

Strategy 24

Council will ensure that partnering and management arrangements with a registered community
housing provider include adequate budgetary provision and planning for maintenance and
facilities management including:

e Responsive maintenance within the required timeframe;

e Recurrent maintenance, such as minor works, gardening, etc to ensure high quality
amenity; and

e Planned maintenance, such as external painting, roof and fence replacement, including a
planned maintenance schedule and regular asset condition audits.
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Attachment A:

Outline of Consideration for Guidelines for New
Generation Boarding Houses

Guidelines would include the following types of provisions:

e Need for consistency with ‘local character’, including guidance from Council
e Amenity of rooms, including passive solar access, ventilation, storage, and preferred
provision of self-contained kitchen that s well-equipped (e.g. with two burners, oven,
microwave, sink and small fridge), and of en suite bathroom;
e Amenity of outdoor open space, including all weather cover, seating and tables, attractive
landscaping, etc);
e Shared (‘private’) open space be provided at 5m? for each ten lodgers, with a minimum of
20m? for any Boarding House development
e  Where boarding rooms are not fully self-contained (with en suite bathroom, laundry and
kitchen facilities), at least the following criteria will be considered adequate):
o The communal kitchen and dining area is to be a minimum of 15m?, with at last 1m?
per lodger over 6 lodgers
One washing machine and tub should be provided for every 10 lodgers
One clothes drier or 20m of external line should be provided for every 10 lodgers
o Bathrooms must be at least 5m* and comply with BCA requirements.

¢ A Plan of Management should be provided which addresses:

o Fees for residency
Management and supervision through an on-site manager or regular visits
Kitchen usage, the provision of meals or resident provision of meals
Noise inside the boarding house and in adjacent private open space areas
Use of communal space and facilities
Parking for cars
Cleanliness and maintenance of the property and grounds
House rules (covering issues such as access to rooms, keeping shared facilities clean
and tidy, visitors, pets, quiet enjoyment etc)
o 24 hour contact details.

O O 0 0 O O O
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