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1 Introduction

1.1 Background to the Affordable Housing Study

Cumberland Council has engaged Judith Stubbs and Associates (JSA) to prepare an Affordable
Housing Study for the Cumberland LGA. This will inform the preparation of a detailed Affordable
Housing Policy, and examine and detail the most effective strategies and mechanisms that Council
can employ to protect and increase affordable housing for key target groups in the LGA. The
Alffordable Housing Study will also provide the evidence base for the preparation of a detailed
Alftordable Housing Contributions Scheme as required by SEPP 70 (Affordable Housing).

The study area for the Affordable Housing Study includes all land within the Cumberland LGA
that is currently used as, or has the potential to be developed for, residential purposes.

It is positive that Cumberland Council recognises the need for affordable housing locally, and has
already demonstrated its commitment to affordable housing for the Cumberland community by
endorsing the Cumberland Interim Affordable Housing Policy (2017). However, further work is
needed for the development of a more detailed Affordable Housing Policy, and to support other
strategic planning initiatives currently being undertaken.

Importantly, opportunities for the levying of affordable housing contributions have recently been
opened up through the gazettal of amendments to SEPP 70 (Aftordable Housing) on 28 February
2019, with the SEPP now applying to the whole of the State including Cumberland Council area.
This makes the preparation of a rigorous Affordable Housing Study timely, and the development
of a detailed evidence-base for demonstrating affordable housing ‘need’ and ‘viable contributions
rate’ critical as part of the suite of strategies and mechanisms open to Council.

1.1 Reporting Structure

The project will be undertaken in a number of stages:

o This Preliminary Background Report provides a preliminary analysis of the need for
affordable housing within the local housing market context. It provides relevant definitions
and benchmarks, the rationale for engagement with this policy area, and an overview of
the main mechanisms likely to be effective in the local housing market context. It also
provides a discussion of the local, state and national policy context that frames the
development of the Affordable Housing Study, and related plans.

e The next stage of the project will involve the preparation of a more detailed Background
Report, which will provide more detailed background data and information, and an
assessment of the most effective strategies and mechanisms that can be employed by Council
in the local context.

e A C(Case Study Report on best practice in affordable housing design, development and
management will also be provided by JSA to give practical examples of initiatives from
other areas.

W
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e A Draft Aflfordable Housing Policy will then be prepared, based on feedback on priority
mechanisms and strategies set out in the Background Report.

e This will be followed by the preparation of a Draft Affordable Housing Contributions
Scheme, which sets out Council’s case with regard to need and defensible contribution rates
and administrative considerations.

1.2  Aim of the Affordable Housing Study

The broad aim of the Cumberiand Affordable Housing Study is:

To identify the need for affordable housing in Cumberland LGA, including
affordable rental, social and market housing, and provide a robust evidence base to
Inform local policy options for meeting affordable housing needs for different groups
In the community.

It is noted that affordable housing is a broad area, so that an important aspect of this study is to
identify focussed, practical and implementable policies, strategies and mechanisms, with particular
emphasis on those most likely to be effective and feasible in the local context, and which will most
readily address requirements of the District Plan and the preparation of Council’s Local Strategic
Planning Statement, and the consolidated Local Environmental Plan and local policy framework.

1.3 Methodology for the Affordable Housing Study

The preparation of the Affordable Housing Study and related work for Cumberland Council will
involve the following broad research actions:

e Detailed research on local housing need for key target groups;

e A thorough understanding of the local housing market at different geographic scales
including LGA, suburb and precinct level, noting that there are considerable differences in
land values and the housing market context across Cumberland LGA;

e Economic modelling of varied development and redevelopment scenarios at different scales
across the LGA including understanding the key determinants of housing cost and
affordability, and the likely amount of land value uplift (using residual land value analysis)
under different development and redevelopment scenarios within different precincts;

e An audit of local planning instruments and provisions to identify any unintended
impediments to the creation of affordable, diverse and/or lower cost housing, and to open
up opportunities for its development through the market;

e An audit and first cut assessment of the potential for Council and/or publicly owned sites
to be used in affordable housing demonstration projects; and

e Analysis of key findings from consultation with key stakeholders including local housing
and homelessness services, developers and peak industry bodies, and Council staff and
elected representatives.
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Collaboration with and input from Council staff and elected representatives at key points of the
project are also important in developing a locally-focused approach to meeting affordable housing
needs that are relevant to the local housing market and service context.

Cumberland Affordable Housing Study: Preliminary Background Report 7



2 Summary of Preliminary Findings

2.1 What is Affordable Housing?

‘Affordable housing’ has a statutory definition under the NSW Environmental Planning and
Assessment Act 1979 (NSW), being housing for very low, low or moderate income households.
SEPP 70 defines ‘very low-income’ households as those on less than 50% of median household
income; ‘low-income’ households’ as those on 50-80% of median household income, and
‘moderate-income’ households as those on 80-120% of median household income for Greater
Sydney. Housing is deemed to be ‘affordable’ to these groups where they pay no more than 30%
of gross household income on their housing costs.

‘Affordable housing’ products include the full range of housing for various target groups. This can
include housing that is subsidised in some way, from special needs accommodation such as group
homes and social (community and public) rental housing for those most disadvantaged in the
housing market; to ‘key worker’ (discount market rent) housing, and assisted or subsidised purchase
for households who still need some assistance to enter the home ownership market. In some areas
or housing markets, it also includes housing delivered through the private market, typically smaller,
lower cost accommodation such as boarding houses, smaller apartments, secondary dwellings and
the like.

The following table provides benchmarks that are used in this study when referring to ‘affordable
housing’, in March 2019 dollars, and are consistent with relevant NSW legislation.

Table 2.1: Relevant Affordable Housing Income and Cost Benchmarks

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 Greater Sydney for Greater Sydney for Greater Sydney
Income Range (2) <$913 $914-$1,460 $1,461-$2,190
per week per week per week
Affordable Rental <$274 $275-$438 $439-$657
Benchmarks (3) per week per week per week
Affordable Purchase <$281,000 $281,0011- $455,001-
Benchmarks (4) $456,000 $681,000

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

(1) All values reported are in March Quarter 2019 dollars
(2) Total weekly household income

(3) Calculated as 30% of total household income
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2.2 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, key worker 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 loss of young families and workers in lower
paid essential service jobs can adversely affect local economies, and is contributing to labour
shortages in some regions of NSW. The displacement of long-term residents reduces social
cohesion, engagement with community activities (such as volunteering), and extended family
support.

As well as impacting on the health and wellbeing of low income families, and older and younger
people, this can contribute to a lack of labour supply among ‘key workers’ who are essential to
various services including childcare, aged services, health care, tourism, hospitality and emergency
services, but whose wage increasingly does not allow them to access rental or purchase housing
close to where they work. Affordably priced 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.

2.3  What s the evidence of local need?

2.3.1 Demographic and Housing Overview

The demographic profile of Cumberland LGA is quite different to that of Greater Sydney. It is far
more ethnically diverse, with people born overseas and speaking languages other than English at
home increasing at well above average rates from 2006-16; has a significantly higher level of
community disadvantage, unemployment and people with no post-school qualifications; and
experienced stronger growth in population than the Sydney average over the past decade. The local
population is younger, with the median age of 32 years in 2016 and getting somewhat younger
from 2006 compared with the overall aging of Greater Sydney; and has a higher proportion of
families with children and of young adults.

Occupied private dwellings grew by 15% in the LGA from 2006-16 compared with 13% for greater
Sydney, with strong growth in medium density development and flats and units, and particularly
high growth in areas undergoing redevelopment in the LGA. These areas also tend to be associated
with higher growth in private rental, which is much higher than the Greater Sydney average, and
increased at a higher than average rate over the past decade. There was a commensurate reduction
in owner occupied households in the LGA, and only small increase in purchasers, which went
against the Greater Sydney trend.
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Although there is a higher than average rate of social housing in the LGA (7.7% compared with
5% for Greater Sydney), this decreased proportionally over the past decade and is not keeping pace
with local need, with more than 1,500 households on the NSW waiting list for the LGA, and more
than 10 years waiting time for family accommodation.

Moreover, the rental market is becoming more far important in the local context, with an increase
in long-term renters, and a total of 41.4% of renting households (private rental and social housing)
in 2016 compared with 34.9% for Greater Sydney. As noted below, purchase is now generally out
of reach for all very and low income households in the LGA, and for most moderate income
households.

2.3.2 Housing Need, Cost and Afforability
Housing Cost and Affordability

The areas that now comprise Cumberland LGA have historically provided lower cost housing for
some of the more disadvantaged groups in Greater Sydney. However, there is evidence that this

has been changing over at least the past decade, particularly in areas related to the former Holroyd
LGA.

Rental Cost and Afforability

Although median rents in Cumberland LGA are similar to Greater Sydney, median household
income is 23% lower, the LGA is far more socially disadvantaged, and there is a much higher than
average proportion of very low and low income renters in the LGA, with very low income renter
making up almost 40% of all renting households in the LGA compared with 30% for Greater
Sydney. The median cost of rent also grew at a much greater rate in the LGA from 2006-16, with
24% growth in real (adjusted) rents compared with a 9% real increase in incomes in the LGA.
These rent to income differentials have also worsened compared with Greater Sydney.

There is also a significant difference in rental trends in the former Auburn and Holroyd LGAs, parts
of which make up the current Cumberland LGA. These areas are used as they provide for detailed
longitudinal analysis. Whist Auburn LGA generally tracked Greater Sydney from 2007-17 for
median rent on 1 and 2 bedroom units, the former Holroyd LGA was historically much cheaper
than average, but has grown at a much higher rate (92% for 1 bedroom units and 52% for 2 bedroom
units in real terms compared with 24% and 37% for Greater Sydney respectively).

Real rent increases for 3 bedroom houses from 2007-17 tended to have a similar trajectory for the
former LGAs and Greater Sydney, but houses in the former Auburn LGA are actually more
expensive than the Greater Sydney average in recent years.

In terms of affordability of rents, separate houses Cumberland LGA were similar to, or somewhat
less affordable than, the Greater Sydney average, with a median 2 bedroom house affordable
mainly to only the upper 5% of low income households, and a median 3 bedroom home affordable
to two-thirds of moderate income renters, and to no very low or low income families.

Flats and units for rent in Cumberland LGA are more affordable than the Greater Sydney average,
but still exclude all very low income households and a majority of low income households from
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renting affordably in the LGA. For example, even a median 1 bedroom unit was only affordable to
the upper half of the low income band.

It is also noted that relatively few New Generation Boarding Houses have to date been constructed
in the LGA, and that a room in the three that were identified was affordable to only the upper 50%
of low income people. This is significant given these are generally one of the most affordable forms
of accommodation in the Sydney context.

Cost and Afforability of Purchase

The median sale for ‘All Dwellings’ in Cumberland LGA are below the Greater Sydney average -
18% less for all dwellings, 13% less for non-strata dwellings, and 31% less for strata dwellings.
However, there are significant differences in the areas that in part now make up Cumberland LGA,
with these areas generally experiencing higher rates of increase in purchase cost from 2007-17.

Although both the former LGAs closely tracked Greater Sydney averages from at least 2007, the
former Auburn LGA overtook these areas in 2012, and remained consistently more expensive for
the purchase of separate houses. In real terms, between 2007 and 2017, median sales for houses in
Auburn and Holroyd LGAs increased by 64% and 85% respectively, compared with 50% for Greater
Sydney.

Median sales for Strata Dwellings in the former Auburn and Holroyd LGAs have been consistently
less than Greater Sydney averages over the period, likely due to the higher cost of inner and middle
ring locations where a high proportion of new apartments have been constructed. Nonetheless,
between 2007 and 2017, median sales for Strata Dwellings in the Auburn and Holroyd LGAs have
increased at a significantly greater rate than for Sydney more generally (by 62% and 66% respectively,
compared with 48% for Greater Sydney).

Importantly, the purchase of any dwelling in Cumberland is unaffordable for all very low and low
income households, and to around half of moderate income households.

While strata dwellings for purchase are more affordable in Cumberland compared with the Greater
Sydney average, the affordability of separate houses is somewhat less affordable than for Greater
Sydney, with separate houses affordable to high income households only in the LGA.

Again, the lower incomes and higher levels of disadvantage of people in the LGA are noted in this
context.

Evidence of Growing Housing Need

Not surprisingly, the higher than average rents and/or rent increases in areas that have been among
the more affordable in Sydney are reflected in the affordability of properties to relevant target
groups in Cumberland LGA, and in the changing profile of renters.

Despite significant growth in private rental perse, there have been significant losses in the amount
of rental properties in Cumberland LGA that is affordable to renters on very low and low incomes,
with the situation worsening dramatically between 2006 and 2016 in the LGA, and more rapidly
than for Greater Sydney. The proportion of rental stock in the LGA that would be affordable to
very low income renters fell from 30% in 2006 to 22% in 2016. The fall in rental stock that was
affordable to low income households was far more dramatic, with rental properties affordable to
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households in the low income range falling from 53% to only 34% from 2006-2016. As well as the
‘market share’ of such accommodation, there was also a real loss of such properties in absolute
terms over the period.

It is likely that this reflects increasing gentrification of existing areas, with lower cost stock moving
into a more expensive rental ranges relative to income as rent are driven up through increased
pressure from other parts of Greater Sydney and overseas migration, the higher cost of new housing
stock in redevelopment areas, and the non-replacement of lower cost stock lost to redevelopment.

Further evidence of gentrification of the LGA comes from changes in the income profile of renters
over the past decade.

In 2006, almost 40% of renting households in the areas that now make up the LGA were on very
low incomes compared with only 30.5% for Greater Sydney, whilst 22.3% were on low incomes
compared with 18.9% for Sydney generally. By 2016, the proportion of renting households in the
LGA on very low incomes had reduced to 37.5%, whilst those on low incomes had decreased to
20%. Although the relative decline in low income households as a proportion of renters was similar
to Greater Sydney for the period, the rate of decline for very low income households was double
the Greater Sydney rate of decrease (-6% compared with -3%).

However, the number of very low and low income renters increased in absolute terms. This
indicates a continued movement of people from more expensive areas of Greater Sydney and from
overseas. Importantly, this is occurring at the same time as rental properties are being lost from the
lower end of the market through price increases relative to income and redevelopment and non-
replacement, as noted above.

Housing affordability, housing stress and homelessness data also indicates that these groups are
under increasing pressure in the local rental market, and at an increasing and serious risk of
displacement from areas that have provided some of the more affordable accommodation in
Greater Sydney.

Housing Stress and Homelessness

A commonly used measure of underlying need for affordable housing is the number of very low
and moderate income households in ‘housing stress’, or paying at least 30% of their income on
their housing costs, or at risk of after-housing poverty.! In total, there were around 19,000
households in housing stress in the LGA in 2016 - 13,500 in rental stress and 5,500 in purchase
stress.

By far the most serious affordable housing need is among very low and low income renters, who
together make up almost two-thirds of households in housing stress. When moderate income
renters are included, renters make up more than 70% of those in housing stress. Very low income
renters are far more likely than other target groups to be in severe housing stress (paying more than

! See for example Yates, J. 2007. Housing Affordability and Financial Stress, AHURI Sydney University, who notes
that, often ‘housing stress’ is defined by the 30-40 rule, that is, that a low income household (in the lowest 40% of
household income) will pay no more than 30% of its gross income on housing costs. This broad rule of thumb is often
extended to the low to moderate income groups as defined under SEPP 70.
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50% of their gross household income in rent), with 59% of this group in severe stress compared to
13% of low income renters.

Very low and low income purchasing households make up 21% of those in housing stress. Very low
income purchasers are also more likely to be in severe housing stress, 60% of this group compared
to 24% of low income purchasers for example. It is likely that this group have experienced a change
in life circumstances after purchasing their home, for example, divorce, unemployment or
retirement, and most very low income and low income households would no longer be able to
obtain a housing loan without significant capital or savings.

It is not surprising in this context that homelessness has increased dramatically in the LGA, and at
a far higher rate than the Greater Sydney average (122% compared to 37% for NSW from 2011-
16). There were 3,244 homeless people in the LGA in 2016,> and an additional 4,327 people who
were ‘marginally housed’. This was 13.5 homeless people and 18.0 marginally housed people per
1,000 population, with the figures largely due to people living in ‘severely overcrowded dwellings’.
These rates were around 3 times and 6 times the NSW rates respectively.

2.4  Preliminary Review of Strategies & Mechanisms

2.4.1 Framework for the Affordable Housing Study

A broad range of policy levers that may be used to support the provision and retention of affordable
housing will be considered, and those most likely to be effective and feasible in the local context will
be the focus of more detailed investigation and recommendations in the next stage of the study.

Figure 1 below provides an overview of JSA’s Affordable Housing Framework. This sets out the
range of strategies and mechanisms that will be explored and evaluated as part of the study along
a continuum of weak to strong planning interventions. It is noted that there is no ‘one size fits all’
approach, and that the effectiveness of each strategy and mechanisms must be carefully considered
in the context of the local housing market and the nature of local need. Broadly, these are to:

o Facilitate the development of diverse, lower cost and affordable housing forms, and remove
barriers and open up opportunities for affordable housing through the market;

e Provide for mandatory affordable housing contributions and other planning provisions to
create affordable rental housing; and

e Seek to directly create affordable housing through exploring beneficial partnerships on
Council and other public owned land including in partnership with community housing
providers as part of best practice multi-tenure developments.

2 Auburn and Merrylands-Guildford SA3 areas, the closest Census approximation.
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WEAK INTERVENTION

Limited Market Intervention

Facilitative Intervention

Mandatory Intervention

STRONG INTERVENTION

Direct Market Intervention

g
+ Define ‘affordable housing’, set
benchmarks and assess need.

* Assess where and for whom the
market is supplying genuinely
‘affordable housing' (AH).

Ensure adequate supply of land
supply to meet projected need.

Ensure efficient approvals process.

Advocate to other levels of
government for an increase in AH
resources or policy responses.

Convene forums with industry,
public & community sector to raise
awareness and develop responses.

Conduct staff training to improve
capacity in AH issues.

Provide planning, building or design
support to community or private
sector developers.

.

”

= Assess gaps in market provision of
AH including location, type, tenure,
and target groups.

* Remove impediments in local
planning schemes (LPS),
e.g. zoning that constrains diversity.

Include AH aims, objectives &
provisions in LP5s supported by
polices, controls, etc.

Make low-cost housing types
permissible in appropriate locations
in all relevant zones.

Include incentive-based variations
to controls in LPSs to offset the
impact of mandatory provisions or
to enable diversity in lower value
markets; or to capture a share of
benefit (profit) in higher value
Juplift markets.

* Develop incentive-based state
planning policies to create AH.

’”~

= Require housing diversity in LPSs in
market-based developments where
assessed as likely to be ‘affordable’,
with or without concessionary
offsets.

Require % of time-limited
affordable rental (e.g. at discount
market rent), with or without
concessionary offsets.

Mandate a % of AH (e.g. greenfield
or large-scale redevelopments)
through DCP Masterplan or similar.

Proactive land assembly or
acquisition to facilitate
consolidation & redevelopment.

Mandate a reasonable contribution
(in cash, land or dwellings) where
feasible.

Require SIA in major redevelopment
of low cost housing/types, & require
mitigation to offsetloss (e.g. cash or
in kind contributions, rehousing
tenants).

« Develop mandatory state planning
policies to create AH.

s

* Reduce cost through waiving fees,
land rates, contributions, etc for AH
developments.

* Use public resources in AH PPPs,
e.g. through partnerships on council
or other public land via land audits;
EQIs to create AH on public land,
etc.

Use resources gained through
incentive-based or mandatory
mechanisms for AH PPPs.

Enter into longer-term
development and/or management
partnerships with a preferred
community housing provider (e.g.
MOU).

Directly funding or construction of
AH by local, state or federal
agencies.

Source: Stubbs (2003); ISA {2011)
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2.4.2  Preliminary review of Effective Strategies and Mechanisms

The housing need, demand and supply scenario described above indicates that strong and proactive
intervention is needed by Council and State Government to increase the supply of affordable,
diverse and lower cost housing products for key target groups as a matter of priority through the
mechanisms and strategies available to them (see Figure 2.1 above).

By far, the main issue in Cumberland LGA is the need to significantly increase the supply of
affordable rental housing for very low and low income renting households.

Limited Market Intervention

It is important that Council adopt relevant affordable housing targets, definition, benchmarks and
objectives in relation to affordable housing in its detailed Affordable Housing Policy. These ensure
that the policy and relevant actions are directed to creating genuinely affordable housing according
to the statutory definition (see Column 1 in the table above).

Facilitative Intervention

There is likely a limited amount that can be done through the market itself for those in greatest
housing need, although the next stage of the research will undertake an audit of local environmental
planning instruments (relevant LEPs and DCPs) to understand if there are impediments to the
creation of lower cost and affordable housing types in the LGA, and make recommendations about
zoning, planning controls and permissibility that may increase affordability for at least some of the
target groups.

There may also be benefit in providing incentives to developers and community housing providers
related to variations to controls tied to a specified affordable housing outcome, and secured
through a Voluntary Planning Agreement. This will be subject to detailed economic analysis in the
next stage of the research (see ‘Facilitative Intervention’ in Column 2 of the table above).

Mandatory Intervention

A range of stronger or ‘mandatory interventions’ are likely to be required to achieve an increase in
the supply of affordable rental housing for very low and low income renters in the local housing
market context (see Column 3 in the table above).

In particular, inclusionary zoning approaches that require that a reasonable and feasible proportion
of affordable rental housing be provided in new developments of multi dwelling and residential
flat buildings in the LGA are likely to be required if these is to be any real impact on supply.

This includes mandatory affordable housing contributions under the recently amended SEPP 70,
which now includes Cumberland Council. It is clear from the research conducted so far that ‘need’
could be demonstrated to satisfy the requirements of the SEPP. The above average increase in
purchase prices and rents over the past decade or so in the LGA also indicates that such mandatory
contributions are likely to be economically feasible and viable without adversely affecting
development. This will also be subject to detailed economic analysis in the next stage of the
research.
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Direct Creation of Affordable Housing

Given the limitations of market delivery of affordable housing to all very low income households
and to most low income households, one of the most effective ways of delivering affordable
housing is through development/management partnerships on publicly owned land with a
registered Community Housing Provider. This land may be owned by Council, or by another
public authority, and have the potential for development or redevelopment due to being vacant,
having a redundant use or being underutilised. It can be developed as a standalone affordable
housing development, or as part of a mixed use and/or mixed tenure development, incorporating
owner occupied dwellings, affordable (key worker) and social rental housing.

Such land can be developed under a variety of contractual arrangements: by Council acting alone;
or in conjunction with a partnering agency or agencies, such as a registered Community Housing
Provider (CHP). The desired outcomes can be specified by Council or the public authority, for
example, under a competitive EOI process, with performance criteria related to number and mix
of dwellings, target groups to be accommodated, expected returns, sharing of risk, title sharing
arrangements, etc.

Financially, the arrangement can be structured in a number of ways, depending on Council’s
preference. It can involve an effective contribution from Council (e.g. in the form of part or all of
the capital cost of the land); can be cost neutral (e.g. where some of the units are sold to recoup
the cost of the land); or even revenue raising in some markets (for example, where some units are
sold to fund the cost of development, and income generating uses such as residential, commercial
or retail are provided in the development).

The selective redevelopment of older stocks of public housing, including through long-term lease or
transfer of'title to a CHP, is also an effective way of unlocking the value and development potential
in this land, renewing and diversifying stock, and increasing the amount of affordable housing as
part of multi-tenure developments.

Again, a detailed land audit to identify potential sites and precincts, and to examine the economic
feasibility of different development scenarios, will be undertaken in the next stage of the research.

Cumberland Affordable Housing Study: Preliminary Background Report 3



3 Demographic and Housing Trends

3.1 Overview

This section provides an overview of relevant demographic and housing indicators for Cumberland
LGA compared with Greater Sydney.

It also provides an analysis of key housing trends from 2006-16 for SA2s that make up the LGA.
At the time of the 2016 Census there were 13 of these small areas (SA2s) within the LGA, which
generally include one to three suburbs within a logical geography that provides a manageable
framework to understand the LGA. These SA2s also provide a consistent geography to understand
change over time in key Census indicators, and a way of comparing ‘like with like’ as Census and
administrative boundaries change.

The analysis assists in understanding how the LGA compares with the wider metropolitan area in
terms of changes in the composition of housing stock, tenure, cost and affordability, and the way
in which the LGA and smaller areas within it may be changing in terms of increased rental
pressure, displacement of relevant target groups and gentrification within the context of a changing
housing market.

A summary of key trends is provided here as further background to key supply and demand drivers
in the housing market, and as part of the evidence supporting strategies and mechanisms that will
be developed as part of this study. Detailed data by SA2 is provided in Appendix A.

The following have been used for the purpose of the analysis:
e Auburn Central SA2: Part of Auburn State Suburb
e Auburn North SA2: Part of Auburn State Suburb
e Auburn South SA2: Part of Auburn State Suburb
e Berala SA2: Berala State Suburb
¢ Granville-Clyde SA2: Granville State Suburb
¢ Greystanes-Pemulwuy SA2: Greystanes and Pemulwuy State Suburbs
¢  Guildford-South Granville SA2: Guildford and South Granville State Suburbs

e  Guildford West-Merrylands West SA2: Guildford West, Merrylands West and Woodpark
State Suburbs

e Lidcombe SA2: Lidcombe State Suburb

e Merrylands-Holroyd SA2: South Wentworthville, Merrylands and Holroyd State Suburbs
e Pendle Hill-Girraween SA2: Pendle Hill and Girraween State Suburbs

e Regents Park SA2: Regents Park State Suburb

o  Wentworthville-Westmead SA2: Mays Hill, Westmead and Wentworthville State Suburbs
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3.2 Relative Disadvantage

Cumberland LGA is relatively disadvantaged and in 2016 was in the 22 percentile of LGAs for
SEIFA Index of Relative Socio-economic Disadvantage. While there was a trend of decreasing
disadvantage in the previous Holroyd and Auburn LGAs over time, Cumberland LGA is much
more disadvantaged than either of these LGAs were in 2011.

60
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10

D al
2006 2011 2016

B Cumberland LGA 0 0 22
B Holroyd 49 55
® Auburn 20 37 0

Figure 3.1: SEIFA IRSD for selected areas over time

Source: ABS 2016, JSA calculations

The table below shows SEIFA indexes of Relative Socio-economic Disadvantage and Education
and Occupation for Cumberland LGA and for SA2s within Cumberland LGA. It can be seen that
there are areas of considerable disadvantage, particularly in Auburn and Guildford-South
Granville.
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Table 3.1: SEIFA Disadvantage and Education and Occupation by percentile for selected areas.

SA2 Area Socioeconomic Disadvantage Education & Occupation
Cumberland LGA 22 55
Auburn - Central 5 6
Auburn - North 4 3
Auburn - South 8 19
Berala 11 15
Granville - Clyde 10 11
Greystanes - Pemulwuy 67 83
Guildford - South Granville 5 9
Guildford West - Merrylands West 11 17
Lidcombe 30 28
Merrylands - Holroyd 16 17
Pendle Hill - Girraween 43 33
Regents Park 11 13
Wentworthville - Westmead 44 17
Rookwood cemetery N/A N/A
Smithfield Industrial N/A N/A
Yennora Industrial N/A N/A

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

@)}
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The map below shows the distribution of Relative Socio-economic Disadvantage using SEIFA
index percentiles in Cumberland LGA by SA1. It can be seen that Cumberland contains some of
the most disadvantaged areas in Australia, with SAls in the bottom decile of Australian SA1s.
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Figure 3.2: SEIFA IRSD for SAls in Cumberland LGA

Source: ABS Census 2016, JSA calculations
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3.3 Population and Age Profile

At the time of the 2016 Census, Cumberland LGA had a total population of 231,443 people (ERP),
and projected to increase to 292,000 by 2036,* as shown below.

ERP 2001-17 & projections 2021-36

350,000
300,000
250,000
200,000
150,000
100,000

50,000

1995 2000 2005 2010 2015 2020 2025 2030 2035 2040

Figure 3.3: Population Projections Cumberland LGA to 2036
Source: ABS Census 2016, and DOPE 2018, JSA calculations

The LGA has a younger than average age profile, a median age of 32 compared with 36 years for
Greater Sydney. Although around one-third of residents in both are aged 30-49 years, Cumberland
LGA had a slightly higher proportion of children (0-9) and young adults (20-29) compared with
Greater Sydney, and a lower proportion of adults aged 50+ years (26% for Cumberland LGA
compared with 31% for Greater Sydney), as shown in the graph below.

3 JSA was advised by Council staff to rely upon NSW Government population projections for the purpose
of this report.
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Figure 3.4: Age Profile Cumberland LGA and Greater Sydney.

Source: ABS Census 2016, JSA calculations

Unlike Greater Sydney, the LGA’s median age has been getting slightly younger over the past 10
years. Some SA2s have a particularly young median age, including Auburn North (29), and
Guildford-South Granville and Auburn Central (30 years each) (see Table 7.1 in Appendix A).

3.4 Household Composition

The household profile of Cumberland LGA is quite different to Greater Sydney in several respects.
The proportion of ‘couple with children’ households was significantly higher in 2016 (44% for the
LGA compared with 37% for Greater Sydney), and had increased at a higher rate over the previous
10 years.

The proportion of ‘lone person’ and ‘couple only’ households were lower than average, and lone
persons had decreased at a higher rate than Greater Sydney over the period. There was also slightly
higher than average rate multi-family and group households in the LGA in 2016, as shown in the
following graph.
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Figure 3.5: Household Composition 2006-16

Source: ABS Census 2016, JSA calculations

3.5 Ethnicity and Language

The following graphs indicate that Cumberland LGA is becoming more ethnically diverse
compared with Greater Sydney, with an increasing proportion of people born overseas (reaching
56% in 2016 compared with 39% for Greater Sydney); a decreasing proportion of people who
speak only English at home (31% in 2016 compared with a Sydney average of 62%); and an
increasing rate of people who spoke little or no English (more than double Greater Sydney rate).
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Figure 3.6: Born Overseas 2006-16

Source: ABS Census 2016, JSA calculations

Speaks English Only at Home

80.0%
70.0%

60.0%
50.0%
40.0%
30.0%
20.0%
10.0%

0.0%

Cumberland Greater Sydney Cumberland Greater Sydney
2006 2016
percentage 39.3% 68.6% 30.6% 62.0%

Figure 3.7: Language Spoken at Home 2006-16

Source: ABS Census 2016, JSA calculations
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Speaks English not well or not at all

18.0%
16.0%
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0.0%
Cumberland Greater Sydney Cumberland Greater Sydney
2006 2016
percentage 13.6% 5.9% 15.7% 6.9%

Figure 3.8: Poor Spoken English 2006-16

Source: ABS Census 2016, JSA calculations

The map below shows the distribution of people born overseas in Cumberland LGA by SA1.

Cumberland Affordable Housing Study: Preliminary Background Report 13



Legerd
[Dseas
SAls

People born overseas
0% - 175

| ieseaas
RS
| LR
| Bl

Figure 3.9: Proportion of people born overseas for SAls in Cumberland LGA
Source: ABS Census 2016, JSA calculations
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3.6 Labour Force Qualifications and Participation

The level of post-school qualifications of any type was much lower in the LGA than Greater
Sydney (48% and 60% respectively in 2016), although each area had increased the rate of qualified
residents from 2006.

Post School Qualifications

70.0%

60.0%

50.0%

40.0%

30.0%

20.0%

10.0%

0.0% o o
Cumberland S;Ziteeyr Cumberland S\;Zi?yr
2006 2016

B Post School Qualifications 39.9% 52.3% 48.1% 60.4%
B No Post School Qualification 60.1% 47.7% 51.9% 39.6%

Figure 3.10: Post-School Qualifications 2006-16

Source: ABS Census 2016, JSA calculations

The labour force participation rate was much lower, and unemployment much higher than average
in the LGA, although differentials with Greater Sydney and the young age of the local population
indicate that the gap is likely to represent people who are disconnected from the labour market or
discouraged job seekers rather than retirees.

Both labour force participation and unemployment rates rose in the LGA from 2006-16, as shown
in the graphs below.

labour force participation
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66.0%
64.0%
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54.0%

Cumberlan Greater Cumberlan Greater

d Sydney d Sydney

2006 2016
labour force participation 58.0% 65.6% 59.5% 65.6%

Figure 3.11: Labour Force Participation 2006-16

Source: ABS Census 2016, JSA calculations
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Unemployment rate
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Figure 3.12: Unemployment Rate 2006-16

Source: ABS Census 2016, JSA calculations

3.7 Changes in Median Income and Rent

In 2016, whilst median weekly rent was 9% lower than that of Greater Sydney, median household
income in the LGA was 23% lower than average in the LGA. Between 2006 and 2016, although
median income rose by 52%,* median rent increased by 82%,’ with the rent and income
differentials less favourable for housing affordability than Greater Sydney over this time (49% and
76% respectively).

Some SA2s had particularly high rates of increase in non-adjusted rents, in particular Auburn
North (100%), Lidcombe (96%), Berala, Granville-Clyde and Guildford-South Granville (all more
than 90% increase). Each of these areas have much lower growth in household incomes over the
10 years, and most were associated with higher rates of growth in flats and apartments (see Table
7.1 in Appendix A for detail).

3.8 Change in Total Occupied Private Dwellings,

Housing Structure and Tenure

The growth in households (occupied private dwellings) was higher in Cumberland than for Greater
Sydney from 2006-2016 (15% and 13% respectively), with some SA2s in the LGA experiencing
much higher than average growth for the period. There was particularly high growth in Lidcombe

4 Values not adjusted for inflation/CPI.
5 Values not adjusted for inflation/CPI.
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(33%), Guilford-South Granville (25%), Auburn South and Greystanes-Pemulwuy (22% each) and
Auburn South (22%).

In terms of change in dwelling structure, the following graphs indicate that flats and apartments
are an increasingly important component of the housing market, and now make up more than one-
quarter of housing stock. Some SA2s within Cumberland LGA had very high growth in higher
density development, including Granville-Clyde (79% growth in apartments), Lidcombe (74%),
Guilford-South Granville (70%), and Greystanes-Pemulwuy (939%), although the latter was from
a very low base. Auburn Central and Auburn North SA2s also experienced relatively high growth
in absolute terms of an already high base of apartment.

Villas, townhouses, secondary dwelling and the like (‘attached dwellings’ in the 2016 Census) have
also growth significantly from 2006-16, whist there was a commensurate decline in separate houses
in the LGA'’s stock profile, with such dwellings now at the Greater Sydney average (56% of all
stock).

These trends are summarised in the following graphs, and in detail in Tables 7.2 and 7.3 of
Appendix A.
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Pk

Gk

S0

A0

30

'

ol .

o — —
Separate house | Semi-detached | Flaty apartrment Hhes

= 2006 65% ' 10% ' 24% ' 0%
W 2016 S6% ' 16% 27% 1%

Figure 1.3.13 % of Dwelling Types Cumberland LGA 2006-16
Source: JSA 2019, derived from ABS 2016 Census Time Series Data and TableBuilder
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Figure 1.3.14 % of Dwelling Types Greater Sydney 2006-16
Source: JSA 2019, derived from ABS 2016 Census Time Series Data and TableBuilder

The rate of change in separate houses and flats and apartments was similar in the LGA and Greater
Sydney, although there was a much higher rate of change for medium density dwelling forms,
albeit from a somewhat lower base.

Proportional change in % of
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Figure 3.15 3 Change in proportional % of Dwelling Types (Rate of Change) 2006-2016
Source: JSA 2019, derived from ABS 2016 Census Time Series Data and TableBuilder

The map below shows the distribution of flats and units in Cumberland LGA by SAI.
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Figure 3.16: Flats and units as a proportion of all dwellings for SAls in Cumberland LGA
Source: ABS Census 2016, JSA calculations
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There were also significant changes in the tenure profile of occupied private dwellings in the LGA,
with decline in the proportion of people who owned their home outright which has been mainly
offset by the increase in private rental, and a small increase in purchasing households. There was
also a proportional loss of social housing over the period, as discussed below.

Importantly, the renters make up a much higher than average proportion of households in the
LGA when both private and social housing renters are combined (41.4% rental compared with
34.9% for Greater Sydney), as shown in the graphs below (see also Table 7.6 in Appendix A).
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Figure 3-17: Change in Tenue in Cumberland LGA 2006-16
Source: JSA 2019, derived from ABS 2016 Census Time Series Data and TableBuilder
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Figure 3-18: : Change in Tenue in Greater Sydney 2006-16
Source: JSA 2019, derived from ABS 2016 Census Time Series Data and TableBuilder

As noted, the proportion of private rental dwellings was also significantly higher in Cumberland
LGA compared with Greater Sydney in 2016 (around 34% and 30% respectively, and increased
more rapidly as a proportion of all tenures (from 29% in the LGA compared with 26% in Sydney
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in 2006). Private rental in the LGA grew by around 4,500 dwellings in the period (a 26% increase
on existing stock compared with 23% for Greater Sydney). Again, some SA2s experienced stronger
growth in dwellings that are privately rented, including Lidcombe (41% growth in private rental),
Auburn South (39%), Granville-Clyde (35%), 79% growth in apartments), Guilford-South
Granville (70%), and Greystanes-Pemulwuy (33%), with these areas also associated with stronger
growth in flats and apartments.

In 2016, social (public and community) housing made up a higher proportion of dwellings in the
LGA than in Greater Sydney (7.7% and 5% respectively), although like Sydney, the rates of social
housing as a proportion of all housing has been declining for at least the past decade (from 8.1%
of dwellings and 6% of dwellings respectively). Although there was an increase in social housing
in absolute terms in the LGA (from 4338 to 4801 households), this and the housing stress and
displacement data discussed later, indicates that social housing is unlikely to be keeping pace with
growing need. SA2s with the highest rate of social housing in Guilford-South Granville (19%),
Regents Park (12%) and Wentworthville-Westmead SA2s (11.8%).

Like Greater Sydney, there was a much higher rate of growth in community housing than in public
housing over the period, with this likely due to government policy that is focused on growing the
community housing sector through stock transfer, selective redevelopment of older stock and
funding. It is positive that there was a relatively high rate of growth in community housing in
Guilford-South Granville, Lidcombe, Granville-Clyde, and Greystanes-Pemulwuy SA2s,
although this was from a low base and did not generally involve a large volume of stock creation.

See Tables 7.4 in Appendix A for more detail.

The map below shows the distribution of social housing in Cumberland LGA by SA1.
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Figure 3.19: Social housing as a proportion of all dwellings for SAls in Cumberland LGA
Source: ABS Census 2016, JSA calculations
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3.9 Change in Amount of Rental Properties

Affordable to Target Groups

The areas that now comprise Cumberland LGA have historically provided lower cost housing for
some of the more disadvantaged groups in Greater Sydney. However, there is evidence that this
has been changing over at least the past decade.

There have been significant losses in the amount of rental stock in Cumberland LGA that is
affordable to renters on very low and low incomes, with the situation worsening dramatically
between 2006 and 2016 in the LGA, and more rapidly than Greater Sydney.

The proportion of rental stock in the LGA that would be affordable to very low income renters fell
from 30% in 2006 to 22% in 2016. The fall in rental stock that was affordable to low income
households was far more dramatic, with stock affordable to households in the low income range
falling from 53% to only 34% of rental stock from 2006-2016. As well as the ‘market share’ of such
accommodation, there was also a real loss of such stock in absolute terms over the period. As such,
not only was more affordable stock not created in new developments. Existing affordable or lower
cost stock has also moved into a more expensive rental range relative to income.

Some SAZ2s experienced a greater loss of accommodation than others with regard to very low
income renters, in particular, Auburn Central, Auburn North, Berala, Merrylands-Holroyd,
Pendle Hill-Girraween, Regents Park and Wentworthville-Westmead.

There have been more significant losses, in absolute terms and proportionally, in rental properties
that are affordable to low income renters in Cumberland LGA, with such losses much greater than
the Sydney average. There were particularly high losses and/or non-replacement of such stock in
the SA2s of Auburn Central, Auburn South, Greystanes-Pemulwuy, Lidcombe, Guildford West-
Merrylands West, Regents Park and Wentworthville-Westmead.

The situation was very different for rental properties that are affordable to moderate income
households in the LGA, with large increase in such stock in absolute and proportional terms (from
14% in 2006 to 39% in 2016), and much higher than the Greater Sydney average. As well as the
movement of rental that was historically affordable to very low and low income households into
higher rent bands through the processes of gentrification, this also indicates that a reasonable
amount of the stock created through redevelopment is affordable to this group, most likely smaller
flats and apartments.

These trends are summarised in the following two graphs, and in detail in Table 7.5 Appendix A.
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Figure 3-20: Change in % of Rental Properties Affordable to Very Low, Low and Moderate Income
Households in Cumberland LGA 2006-16
Source: JSA 2019, derived from ABS Census Time Series Data and TableBuilder
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Figure 3-21: Change in % of Rental Properties Affordable to Very Low, Low and Moderate Income
Households in Greater Sydney 2006-16
Source: JSA 2019, derived from ABS Census Time Series Data and TableBuilder

It is important to note that lower cost or more affordable rental stock is often not actually occupied
by people in the lower income bands who need it, and a close inspection of the Cumberland Census
data indicates that cheaper stock is often occupied by households who could ‘afford’ to pay more
in rent. It is often the case in a competitive rental market that there is significant pressure at all
ends of the market, and likely that there would be considerable competition for lower cost rental
properties in the LGA.
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3.10 Change in Affordable Housing Target Groups

Further evidence of gentrification of the LGA comes from changes in the income profile of renters
over the past decade.

In 2006, almost 40% of renting households in the areas that now make up the LGA were on very
low incomes compared with only 30.5% for Greater Sydney, whilst 22.3% were on low incomes
compared with 18.9% for Sydney generally. By 2016, the proportion of renting households in the
LGA on very low incomes had reduced to 37.5%, whilst those on low incomes had decreased to
20%. Although the relative decline in low income households as a proportion of renters was similar
to Greater Sydney for the period, the rate of decline for very low income households was double
the Greater Sydney rate of decrease (-6% compared with -3%).

This rate of declinein very low income renters was more significant in a number of SA2s, including
Auburn Central (-24%), Auburn North and Auburn South (-20% each), Lidcombe, Pendle Hill-
Girraween and Wentworthville-Westmead (-16% each). In some areas, there was a gain in low
and/or moderate income renters as a proportion of all renters, but in others, these groups also
declined, likely due in part to the amount of redevelopment occurring.

Despite changes in the profile over the decade, very low and low income renters increased in
absolute terms from 2006-16, and increased at a higher rate than for Greater Sydney. For example,
very low income renters increased from 7,151 households to 8,864 households, or an increase of
24% in the number of such households compared with 22% for Greater Sydney, as shown in the
following graph.

% change in Profile of Renting Households
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Figure 3-22: Proportional Change in the Number of Very Low, Low and Moderate Income Renting
Households 2006-16
Source: JSA 2019, derived from ABS Census Time Series Data and TableBuilder
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This indicates a movement of people into the LGA seeking lower cost (though often not
‘affordable’) housing from more expensive parts of Sydney and from overseas. Importantly, as
noted above, this is occurring at the same time that rental properties are being lost from the lower
end of the market through price increases relative to income and redevelopment and non-
replacement.

Housing stress and affordability data described elsewhere also indicates that these groups are under
increasing pressure in the local rental market, and at in increasing risk of displacement from areas
that have provided some of the more affordable accommodation in Greater Sydney.

3.11 FACS Social Housing Waiting Times

There are two FACS Housing NSW allocation zones within the Cumberland LGA.

e Allocation Zone GWO02 - Auburn/Granville includes the suburbs of Auburn, Berala,
Granville, Guildford (Shared), Lidcombe, Newington, Regents Park, Rookwood,
Silverwater and South Granville.

e Allocation Zone GWO08 - Holroyd includes the suburbs of Guildford (Shared), Girraween,
Greystanes, Guildford West, Holroyd, Mays Hill, Merrylands, Merrylands West,
Pemulwuy, Pendle Hill, South Wentworthville, Westmead (Shared) and Woodpark.®

As of 30 June 2018, there are total of 1,518 applicants on the NSW housing register with
Auburn/Granville or Holroyd listed as their allocation zone, including a total 1,396 (92%).
General Applicants and 122 (8%) Priority Applicants. These applicants comprise around 3% of all
applicants on the NSW housing register.

FACS reports that the expected waiting times for social housing properties in both the
Auburn/Granville and Holroyd allocation zones by dwelling type are 5-10 years for a studio/1
bedroom property and 10+ years for 2 bedroom, 3 bedroom and 4 or more bedroom properties.

3.12 Homelessness and ‘At Risk’ of Homelessness

3:12.1 Whatis ‘homelessness’?
The Australian Bureau of Statistics (ABS) defines homelessness as follows:

When a person does not have suitable accommodation alternatives they are considered homeless
if their current living arrangement:

e isin a dwelling that is inadequate; or
e has no tenure, or if their initial tenure is short and not extendable, or

e does not allow them to have control of, and access to space for social relations.”

6 https://www.facs.nsw.gov.au/housing/help/applying-assistance/choose-where/chapters/allocation-

zone-locator
7 ABS (2012) Information Paper — A Statistical Definition of Homelessness, 4922.0, pg 7.
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The ABS provides an estimate of homeless people based on place of enumeration Census data.

The ABS defines the ‘homeless operational group’ as:

Persons living in improvised dwellings, tents, or sleeping out
Persons in supported accommodation for the homeless
Persons staying temporarily with other households

Persons living in boarding houses

Persons in other temporary lodgings

Persons living in 'severely' crowded dwellings

The ABS also provides an estimate of people counted in ‘other marginal housing’, which it defines

as:

Persons living in other crowded dwellings
Persons in other improvised dwellings

Persons who are marginally housed in caravan parks

3.12.2 Characteristics of Homeless Peagple in NSW, 2017-18 (AIHW,

2018)

The Australian Institute of Health and Welfare (AIHW) compiles and provides information on

people who have received assistance from specialist homelessness agencies and services. The most

recent report (AIHW 2018) refers to people who sought and received services from homelessness
agencies during FY 2017-18. The AIHW reports that:

43% of clients were male and 57% were female;

87% were born in Australia and 13% were born overseas (top countries of birth being New
Zealand, England, Philippines, Lebanon, China and Fiji);

60% presented to services alone (living on their own) and 36% presented with children
(either as a couple or sole parent);

Nearly half (48%) of clients were between 18 to 44 years old, 25% were children 14 years
or younger;

32% of clients report that they are living on their own, 36% as a single parent with children,
11% couple with children, 4% couple without children, 11% other type of family and 5%
group household; and

The main reasons for seeking assistance include housing crisis (24%), domestic and family
violence (20%), financial difficulties (11%), inadequate or inappropriate dwelling
conditions (8%), relationship/family breakdown (7%) and housing affordability stress
(7%).2

8 ATHW (2018) Specialist homelessness services 2017-18, Supplementary tables — New South Wales.
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Age profile of SHS Clients in NSW, 2017-18
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Figure 3.23: Age profile of SHS clients in NSW, 2017-2018
Source: AIHW (2018)
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00
600
200 -
4000
F
3000
2000 +
1000
0.0 T slone/not | Coupl Coupl Oth
onefno cuple i i ouple er
part of with 5;:?::;2:" without Family :‘rt:f;
. family _ child/ren . _ children | group |
B 5HS Clients _ 59.6 _ 4.8 _ 313 _ 2o _ 1.0 _ o.r

Figure 3.24: Unit profile of SHS clients in NSW at presentation/beginning of support, 2017-
2018
Source: AIHW (2018)
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Living arrangement of SHS clients in NSW, 2017-2018
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Figure 3.25: Living arrangement of SHS clients in NSW, 2017-2018
Source: AIHW (2018)

Main reasons for seeking assistance of SHS Clients in NSW , 2017-18
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Figure 3.26: Main reasons for seeking assistance of SHS clients in NSW, 2017-2018
Source: AIHW (2018)
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3.12.3 Characteristics of people who experienced homelessness

over a 10 year period (ABS 2016)

The ABS’ General Social Survey provides more detailed information on the characteristics of
people who have experienced homelessness in the last ten years, indicating that they are

disproportionately young people, while a high proportion are also middle aged.’

53% of people were aged 15-34 years compared to 33% of the general population aged 15

or over

43% of people were aged 35-64 years compared to 47% of the general population aged 15

Oor over

4% of people were aged over 65 years compared to 19% of the general population aged 15

or over

The graphs below show:

Situation ever experienced homelessness

All reasons for most recent experience of homelessness
Time since last experienced homelessness

Length of time of most recent experience of homelessness

Whether sought assistance from service organisation(s) during most recent experience of
homelessness

In summary, the most common response to homelessness is to stay with friends or relatives, while
the most common cause of homelessness was relationship problems. Less than half of respondents
had experienced homelessness in the last two years. The median time homeless was around one

month, with around one quarter of respondents homeless for six months or more. Only one third
of respondents sought assistance with homelessness, and of these, around 70% used housing

service providers or crisis accommodation.

® ABS 20490D0005_2016 Census of Population and Housing: Estimating homelessness, 2016
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Figure 3.27: Situation ever experienced homelessness.
Source: JSA 2018, based on General Social Survey 2016
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Figure 3.28: All reasons for most recent experience of homelessness.
Source: JSA 2018, based on General Social Survey 2016
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Figure 3.29: Time since last experienced homelessness.
Source: JSA 2018, based on General Social Survey 2016
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Figure 3.30: Length of time of most recent experience of homelessness.
Source: JSA 2018, based on General Social Survey 2016
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Figure 3.31: Whether sought assistance from service organisation(s) during most recent

experience of homelessness.
Source: JSA 2018, based on General Social Survey 2016
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Figure 3.32: All types of service providers used during most recent experience of

homelessness.
Source: JSA 2018, based on General Social Survey 2016

3.12.4 Profile of homelessness in Cumberland LGA

The ABS provides estimates of homelessness based on data collected through the Census. The SA3
level is the smallest geographic area that data is available for ‘homelessness operational groups’
and ‘other marginal housing’ (as defined above) for 2011 and 2016. The table below shows this
information for the SA3 areas of Auburn and Merrylands-Guildford, which do not align exactly
to the Cumberland LGA but is the best data available for comparison.
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At the 2016 Census, ABS estimated there were a total of 3,244 homeless people in the Auburn and
Merrylands-Guildford SA3 areas, and an additional 4,327 people who were ‘other marginally
housed’, or 13.5 homeless people and 18.0 marginally housed people per 1,000 resident
population!® with the figures largely due to people living in ‘severely overcrowded dwellings’.

By comparison, rates for NSW were 5.0 homeless people and 5.0 marginally housed people per
1,000 population, meaning that the Auburn and Merrylands-Guildford SA3’s rate of homelessness
is much higher than average. Equivalent rates in 2011 were 6.9 homeless people and 12.4
marginally housed people per 1,000 resident population for the combined Auburn and Merrylands-
Guildford SA3s and 4.0 homeless people and 3.9 marginally housed people per 1,000 population
for NSW, suggesting homelessness in the Auburn and Merrylands-Guildford SA3 areas has
increased significantly between 2011 and 2016.

The table below shows this information in detail, with key findings for the combined Auburn and
Merrylands-Guildford SA3s (‘Cumberland’) including:

e 1,786 more people counted as homeless in 2016 compared to 2011; an increase of 122%
compared to 37% increase in NSW.

e In 2016, peopleliving in ‘severely’ crowded dwellings make up 81% of all homeless persons
in the area, compared with 45% for NSW.

e An overall homelessness rate of three times the NSW rate.

10 ABS 2016, 2011, Usual Resident Population SA3 Auburn and SA3 Merrylands-Guildford
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Table 3-2: Detailed Homeless and Other Marginal Housing, Auburn & Merrylands-Guildford SA3s, 2016

HOMELESS OPERATIONAL GROUP OTHER MARGINAL HOUSING
Persons
Persons living Persons in Persons Persons Persons who are
in improvised supported staying Persons | Persons in living in livingin | Personsin | marginally
dwellings, | accommodation | temporarily living in other | 'severely' All other other | housed in All other
tents, or for the with other | boarding | temporary crowded | homeless crowded | improvised caravan | marginally
SA3 sleeping out homeless | households houses lodgings | dwellings persons dwellings dwellings parks housed
New South Wales 2,584 5,843 5,366 6,853 220 16,821 37,692 32,512 1,763 3,000 37,275
2016 Auburn 8 24 50 142 0 1,502 1,726 2,289 17 0 2,306
Merrylands -
Guildford 39 201 84 71 0 1,123 1,518 1,996 25 0 2,021
Total 'Cumberland' 47 225 134 213 0 2,625 3,244 4,285 Y 0 4,327
New South Wales 1,920 4,921 4,946 5,798 242 9,655 27,483 22,138 996 3,787 26,921
2011 Auburn 16 33 34 27 0 521 628 1,149 0 0 1,149
Merrylands -
Guildford 10 77 56 40 0 644 830 1,439 30 0 1,469
Total 'Cumberland' 0 0
New South Wales 35% 19% 8% 18% 9% 74% 37% 47% 77% 21% 38%
% Change |\ -50% 27% 47% 426% 0% 188% 175% 99% 0% 0% | 1.0069626
2011-2016
Merrylands -
Guildford 290% 161% 50% 78% 0% 74% 83% 39% -17% 0% | 0.3757658
Total 'Cumberland' 81% 105% 49% 218% () 125% 122% 66% 40% () 65%
New South Wales 664 922 420 1,055 D) 7,166 10,209 10,374 767 -787 10,354
#Change | )\ oy 3 9 16 115 0 981 1098 1140 17 0 1,157
2011-2016
Merrylands -
Guildford 29 124 28 31 0 479 688 557 -5 0 552
Total 'Cumberland' 21 115 44 146 0 1,460 1,786 1,697 12 0 1,709
Source: JSA, 2019; ABS (2016) Estimating Homelessness
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The above is a count of the number of people homeless or marginally housed on Census night 2016
and 2011. However, the number of people experiencing homelessness in a year will be much
greater, due to undercounting and the fact that the ABS Census provides only a snap shot in time,
for example only about 2% of those homeless for less than a week in any one year will be counted.
An estimate of the annual number of instances of homelessness in Auburn and Merrylands-
Guildford SA3 areas for 2016 using homelessness duration data from the General Social Survey is
40,000 to 60,000 instances of homelessness and 50,000 to 80,000 instances of people marginally
housed, with a best estimate of 50,000 instances of homelessness and 65,000 instances of marginally
housed people in any given year. It should be noted that these instances will include a single person
with multiple bouts of homelessness; and around 70% of instances will have a duration of less than
two weeks and 80% will have a duration of less than four weeks.

Of these around 17,000 would be expected to seek assistance in total, 7,500 to obtain assistance
from housing service providers and 4,000 to access housing service providers and crisis
accommodation. Again, it is noted that the Census is likely subject to under-reporting for this more
mobile target group, so figures could be higher.
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(7) Calculated using ANZ Loan Repayment Calculator, using 13 May 2019 interest rate (4.76%) and assuming a
20% deposit for a 30 year ANZ Standard Variable Home Loan and 30% of total household income as
repayments.

4.2 Why is Affordable Housing important?

There is a common misconception that ‘affordable housing’ refers only to social (public or
community) housing. However, many residents facing affordability problems in the Cumberland
LGA are likely to fall outside the eligibility criteria for such housing, or be unlikely to access it due
to long waiting times.

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, key worker 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 loss of young families and workers in lower
paid essential service jobs can adversely affect local economies, and is contributing to labour
shortages in some regions of NSW. The displacement of long-term residents reduces social
cohesion, engagement with community activities (such as volunteering), and extended family
support.

As well as impacting on the health and wellbeing of low income families, and older and younger
people, this can contribute to a lack of labour supply among ‘key workers’ who are essential to
various services including childcare, aged services, health care, tourism, hospitality and emergency
services, but whose wage increasingly does not allow them to access rental or purchase housing
close to where they work. Affordably priced 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.

Finally, the location of affordably priced housing is a key issue in terms of social equity and
sustainability. Providing for a mix of affordably priced housing for different target groups in well-
located areas provides for social mix and reduces the potential stigma that can be associated with
such accommodation. Locating such housing close to transport and services also provides for the
needs of key groups including those with a disability and the frail aged, reduces car dependency
and the cost of transport, which can be a significant impost on very low, low and moderate income
households!'! and on the environment.

' See for example Gleeson, B. and Randolph, B. (2002) ‘Social disadvantage and planning in the Sydney Context’, in
Urban Policy and Research Vol. 20(1) pp101-107; and Kellett, J. Morrissey, J. and Karuppannan, S. 2012. ‘The Impact
of Location on Housing Affordability’, Presentation to 6th Australasian Housing Researchers Conference, 8-10 February
2012, Adelaide, South Australia.
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4.3 What are the types of ‘Affordable Housing’?

‘Affordable housing’ products include the full range of housing for various target groups. This can
include housing that is subsidised in some way, from special needs accommodation such as group
homes and social (community and public) rental housing for those most disadvantaged in the
housing market; to ‘key worker’ (discount market rent) housing, and assisted or subsidised
purchase for households who still need some assistance to enter the home ownership market. In
some areas or housing markets, it also includes housing delivered through the private market,
typically smaller, lower cost accommodation such as boarding houses, smaller apartments,
secondary dwellings and the like.

Social housing and special needs accommodation generally requires ‘deep subsidies’ to be
affordable, and rent is tied to a proportion of income (generally no more than 25-30% for a very
low or low-income social housing tenant). Affordable housing for moderate-income households
including groups like key workers is generally offered at a discounted rate on the rent that would
normally apply (typically around 70-80% of market rent); or as subsidised purchase, shared equity
and the like for moderate-income purchasers. The latter groups generally do not need such large
subsidies for their housing to be ‘affordable’ compared with people who would normally qualify
for social rental housing, for example, where deep subsidies will generally be required.

Increasingly, a mix of income groups will be accommodated in the same affordable housing
development, along with housing provided on the open market, as part of ‘mixed tenure’
developments.

It should be remembered that only around 5% of dwellings are social rental or special affordable
housing products, and that these are generally tightly targeted. As such, the private market
constructs the vast amount of housing, so that reducing the cost and increasing the affordability of
private rental and purchase housing is an import part of providing for the housing needs of low-
and moderate-income households, as well as those on very low incomes who would not be eligible
for social housing.

The following table provides an overview of the types of affordable rental housing most relevant to
the Australian market and policy context.
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Table 4-2: Types of Affordable Rental Accommodation

AFFORDABLE RENTAL ACCOMMODATION
Social Rental Housing:
e General Rental housing provided through the public or community sector where rental
costs are generally no more than 25% of gross household income. Social renters
are generally on very low-incomes and will often have other special needs.
Stringent eligibility criteria (including income and asset tests) generally apply.
e Special needs Housing for target groups incl. aged persons, Aboriginal people, people with
accommodation disabilities, youth and homeless people. May be provided with support
agreements with service providers, or as supported group homes, managed
communities or other forms of supported accommodation.
e Boarding Houses Generally multiple single occupants, generally with their own room and
sometimes en suite or other private amenities, with shared or communal
facilities, on site management and house rules. This is generally provided in one
building, though it may be configured in multiple facilities. May also be provided
through the market as private lodging or boarding houses, lower cost private
hotels, student accommodation, etc.

e  Public Housing Social housing owned and/or managed by a public authority (Housing NSW).
e Community Social housing owned and/or managed by a Registered Community Housing
Housing Provider (CHP). Much of the growth in social housing is likely to be achieved

through such providers in the future, either through stock transfers from
Housing NSW, government grants or their own revenue raising and development
programs. CHPs active in the LGA include Pacific Link, Community Housing
Limited and Compass Housing Services (see Section 6).
e Aboriginal Aboriginal housing is housing owned by the Aboriginal Housing Office. Housing
Housing NSW or community housing providers manage Aboriginal housing on behalf of
the Aboriginal Housing Office. Housing NSW manages most properties with
tenancy conditions similar to those of public housing.
Co-Operative Housing Housing owned and/or managed by a tenant co-operative on a not-for-profit
basis. May be provided within one complex, or as dispersed dwellings. Often
formed on the basis of some common need or issues, e.g. women’s, disability,
Aboriginal or student co-operative.
Discount Market Rental Sometime referred to as ‘key worker housing’, an effective rental subsidy is
Housing in perpetuity provided on the market rental that would otherwise apply (generally discounted
by 20-30%). Generally most appropriate for moderate-income households, but
may also make rental affordable to low-income households, depending on the
local market. Generally owned and/or managed by a Registered Community
Housing Provider. Such housing has been developed, for example, using the
National Rental Affordability Scheme (NRAS)..
Time limited Discount An offset is provided to the developer (e.g. additional density, taxation rebate or
Market Rental Housing other subsidy) to provide rental accommodation at typically 80% of market rent
to moderate income households for a limited period, typically 10 years. The
actual or effective subsidy offsets additional financing costs to the developer,
whilst there is an opportunity for additional profit or capital gain at the end of
the period for which it must remain ‘affordable housing’. Such housing has been
developed, for example, using the National Rental Affordability Scheme (NRAS)
and/or SEPP (Affordable Rental Housing) 2009, discussed later.
Private Rental through Dwellings provided through the market that can be rented for less than other
the Market dwellings due to savings related to construction materials or methods, amenity,
size or development standards or the local housing market (‘lower cost
housing’). This private rental housing may also be ‘affordable’ to very low, low-
or moderate-income households, provided it meets the income and housing cost
benchmarks set out in Table 4.1 above.
Source: JSA 2015, derived from various sources
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The following table provides an overview of the types of affordable purchase products most relevant
to the Australian market and policy context.

Table 4-3: Types of Affordable Purchase Housing
AFFORDABLE PURCHASE ACCOMMODATION

Rent-To-Buy Products Rent-to-buy schemes are typically a form of vendor finance, where a purchaser may
pay a small deposit and more than market rent, with the balance going towards
paying off the home. Ownership remains with the vendor until the transaction is
complete.'? Other schemes operated by public or community sector housing
providers have provided for all or a portion of rent normally paid to go toward
building up equity in the home. This has included sale to sitting tenants.

Shared-Equity Products The cost of purchase is shared with an equity partner (preferably a public or a
community-housing provider). Housing is kept ‘affordable’ in perpetuity through
contractual arrangements (e.g. secured through a deed of sale and/or covenant

against title) that provides for buy-back by the equity partner at an appropriate share
of equity and capital gain when the low- to moderate-income purchaser wants to sell.
The share is then sold to another purchaser who needs affordable housing.
Alternatively, when the dwelling is sold, the sale price, including any capital gain, is
split between the equity partners. Other states including WA have a more developed
sector than NSW in this regard (e.g. through GoodStart (general and for those with a
disability), and Aboriginal shared equity scheme).

Property Covenants  Similar to shared-equity in that the title is covenanted to ensure either resale to the
sponsoring agency at an affordable price, or sale to others at an affordable price,
thereby ensuring that a ‘windfall’ profit is not gained by the first subsidised
purchaser.

Land Trusts The land is owned by an organisation, such as a community housing provider, who
leases the land to an occupier, with the occupier constructing a house on the land.
There are often additional opportunities for the occupier to contribute sweat equity
to the construction of dwellings. Alternatively, the land might be sold at a lower price,
with a covenant requiring sale back to the sponsoring organisation. The effect of such
arrangements is to keep the purchase and repayments cost lower than would be the
case if the full cost of land were included, and to maintain the housing as affordable
housing in perpetuity.

Assisted purchase Where there is some other mechanism that provides support or assistance to enter
the home purchase market. This is more advanced in some states than in NSW. For
example, the WA Department of Housing’s Keystart program provides low deposit
loans to low to moderate income purchasers to purchase 100% of a property. Other

approaches involve support for the prospective buyer to bridge the deposit gap
through provisions of low interest deposits, or provision of finance on a sliding scale
for interest or repayments.

Private market Housing  Dwellings provided through the market that can be purchased for less than other
dwellings due to savings related to construction materials or methods, amenity, size
or development standards. This private market housing may also be ‘affordable’ to
low- or moderate-income households, provided it meets the income and housing cost
benchmarks set out in Table 4.1 above.

Source: JSA 2015, derived from various sources

12 Consumer protection agencies, such as NSW Fair Trading publish warnings against such schemes where
they are operated privately (as distinct from schemes offered by a social housing provider).
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4.4 Comparative Cost of Housing

44.1 Overview

This section provides an overview of the changing cost of rental and purchase in Cumberland LGA
compared with Greater Sydney averages. Where change over time has been analysed, the former
LGAs that in part make up the current Cumberland LGA have been used from 2007-17, as this is
the only longitudinal data available. Although not precise with regard to boundaries, the former
Auburn and Holroyd LGAs provide an indication of the relative price increases experienced in the
study area, and the relative pressure on the local rental and purchase markets.

4.4.2 Comparative Rental Cost and Change over Time
Median Rent Change (2007-2017)

The figures below show the trend in median rents from 2007 to 2017 by different housing products
(1BR flats/units, 2BR flats/units and 3BR houses) for the former Auburn and Holroyd LGAs
compared with Greater Sydney. Values have been adjusted for CPI to June Quarter 2017 dollars.

1BR Flats/Units

Although the former Auburn LGA has consistently tracked Greater Sydney in terms of rent
increase for 1BR units, there was a steep increase in real rents for the former Holroyd LGA over
this time from a much lower starting rent.

Between 2007 and 2017, median rents for 1BR units in Holroyd LGA increased 92% compared
with 20% in Auburn LGA and 24% in Greater Sydney in real terms.

This is shown in the following graph.
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Figure 4.1: Median Rent trend 2007-2017, 1 BR Flats/Units (June Qtr 2017 S)

Source: JSA 2019; FACS Housing NSW (2017) Issue 120, Rents, Trend June Qtr 1990-2017, Metropolitan LGAs; ABS (2019) Consumer Price
Index, Australia.

2BR Flats/Units

Although historically much cheaper than Greater Sydney, 2BR units in the former Auburn LGA
are now attract similar median rents to the Sydney average. However, 2BR units in the former
Holroyd LGA still lag behind Greater Sydney median rents.

In real terms, between 2007 and 2017, median rents for 2BR units in Auburn LGA increased by
53% compared with 34% for Holroyd LGA and 32% in Greater Sydney.

This is shown in the following graph.
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Figure 4.2: Median Rent trend 2007-2017, 2 BR Flats/Units (June Qtr 2017 S)

Source: JSA 2019; FACS Housing NSW (2017) Issue 120, Rents, Trend June Qtr 1990-2017, Metropolitan LGAs; ABS (2019) Consumer Price
Index, Australia.

3BR Houses

Although median rents for 3 bedroom houses in the former Holroyd LGA have generally similar
to Greater Sydney averages, median rents for this product in Auburn LGA have generally been
somewhat more expensive than the Sydney average.

In real (adjusted) terms, between 2007 and 2017, median rents for 3BR houses in Auburn LGA
increased 52% compared with 37% for both Holroyd LGA and Greater Sydney, as shown in the
following graph.
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Median Rent, 3BR Houses, 2007-2017 (CPl adjusted to June Qtr 2017 5)
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Figure 4.3: Median Rent trend 2007-2017, 3BR Separate Houses (June Qtr 2017 $)
Source: JSA 2019; FACS Housing NSW (2017) Issue 120, Rents, Trend June Qtr 1990-2017, Metropolitan LGAs; ABS (2019) CPI Australia.

Rents - Most Recent Quarter (December 2018)

Rental Cost for Separate Houses

Median rents for separate houses in Cumberland LGA the most recent quarter (September 2018)

were similar to Greater Sydney averages, whilst first quartile rents for separate houses in
Cumberland LGA are consistently above Greater Sydney.

Rental trends for Cumberland LGA have tended to go against those for Greater Sydney more
generally in the most recent 12 months. Whilst rents for all housing products analysed have
decreased in Greater Sydney in the year to December 2018, there was a slight increase in median
rents for 2 and 2BR houses in the LGA, and half the rate of decrease for 4BR houses compared

with Greater Sydney, as shown in the following table.

Table 4.4: Rent Tables, Houses, December Quarter 2018

Dwelling 15t Quartile Median ($) 2017-18 Change Median

Type (S) Weekly Rental (CPI adjusted)
Cumberland LGA 2 BR House $400 $430 0.75%
Greater Sydney 2 BR House $370 $450 -3.2%
Cumberland LGA 3BR House $451 $508 0.47%
Greater Sydney 3BR House $425 $500 -1.03%
Cumberland LGA 4BR+ House $550 $620 -2.62%
Greater Sydney 4BR+ House $540 $625 -4.88%

Source: NSW Department of Family and Community Services (2019) Rent & Sales Report No 126, Dec Qtr 2018
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Table 4-6: Rental prices by quartile for all properties for rent in Cumberland Council area

Bedrooms 1st quartile Median 3rd quartile No. properties
0 256 280 300 8
1 300 330 393 80
2 380 420 460 448
3 460 510 550 232
4+ 600 670 710 101
Total Number n/a n/a n/a 869

Source: www.domain.com.au. Accessed between 9 and 15 May, 2019. JSA calculation 2019

4.4.4 Comparative Purchase Cost and Change over;Time
Median Sales Trend (2007-2017)

The figures below show the trend in median sales from 2007 to 2017 by different housing products
(All dwellings, Non-Strata and Strata dwellings) for the former Auburn and Holroyd LGAs (prior
to Council amalgamation) compared with Greater Sydney. Values have been adjusted for CPI to
March Quarter 2017 dollars. As noted, this is the last period for which comparative longitudinal
data was available prior to the creation of Cumberland LGA.

Median Sale Price - All Dwellings

Although lower in cost, real price increases in for ‘All Dwellings’ in each of the former LGAs have
generally tracked the Greater Sydney average sale price.

In real terms, between 2007 and 2017, median sales for All Dwellings in Auburn LGA and Holroyd
LGA increased 37% and 62% respectively, compared with 49% Greater Sydney, with Holroyd
staring from the lowest base, as shown in the following graph.
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Median Sales (5'000), All Dwellings, 2007-2017 (CPI Adjusted to Mar Qtr 2017 5)

Q00
-1
700
GO0
SIH1
404
A0
Pl L
104

0

Mar- | bdar-

o7 0&
— Aubiurn LGA . 49 . 453
Holroyd 1GA | 421 | 410
—reater ‘E-.-dne'." 542 | 532

belar-
[

Fra
115
ABT

flar-

1

453

580

ar-

11

454,

a7

| 652

har-

12
566

| 457
a7

ar-

13

5]

493
554

Pedar-

14

SBG

SE0
676

kar-

15

B3 .
65

Fia

Pear-

16

a8
FFL 7

Mar-
17

b

6A83

| 810

Figure 4.4: Median Sales trend 2007-2017, All Dwellings (March Qtr 2017 $)
Source: JSA 2019; FACS Housing NSW (2017) Issue 120, Sales, Trend Mar Qtr 1991-2017, Metropolitan LGAs; ABS (2019) CPI Australia.

Median Sale Price - Non-Strata Dwellings

Although both the former LGAs closely tracked Greater Sydney averages from at least 2007, the
former Auburn LGA overtook these areas in 2013, and remained consistently more expensive for

separate houses.

In real terms, between 2007 and 2017, median sales for Non-Strata Dwellings in Auburn and
Holroyd LGAs increased by 64% and 85% respectively, compared with 50% for Greater Sydney,

as shown in the following graph.
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Median Sales (5'000), Non-Strata, 2007-2017
{CP1 Adjusted to Mar Qtr 2017 5)
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Figure 4.5: Median Sales trend 2007-2017, Non-Strata Dwellings (March Qtr 2017 $)

Source: JSA 2019; FACS Housing NSW (2017) Issue 120, Sales, Trend Mar Qtr 1991-2017, Metropolitan LGAs; ABS (2019) Consumer Price
Index, Australia.

Median Sale Price - Strata Dwellings

Median sales for Strata Dwellings in the former Auburn and Holroyd LGAs have been consistently
less than Greater Sydney averages over the period, likely due to the higher cost of inner and middle
ring locations where a high proportion of new apartments have been constructed.

Nonetheless, between 2007 and 2017, median sales for Strata Dwellings in the Auburn and
Holroyd LGAs have increased at a significantly greater rate than for Sydney more generally (by
62% and 66% respectively, compared with 48% for Greater Sydney).

This is shown in the following graph.
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Median Sales (5'000), Strata, 2007-2017
(CP1 Adjusted to Mar Qtr 2017 §)
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Figure 4.6: Median Sales trend 2007-2017, Strata Dwellings (March Qtr 2017 S)

Source: JSA 2019; FACS Housing NSW (2017) Issue 120, Sales, Trend Mar Qtr 1991-2017, Metropolitan LGAs; ABS (2019) Consumer Price
Index, Australia.

Sales - Most Recent Quarter (September 2018)

Median sale for dwellings in Cumberland LGA are below the Greater Sydney average - 18% less
for all dwellings, 13% less for non-strata dwellings, and 31% less for strata dwellings.

Median sales of strata and non-strata dwellings in Cumberland LGA and Greater Sydney have
fallen in the most recent quarter to September 2018 (CPI adjusted), with larger falls among non-
strata dwellings (-13% change for non-strata compared with -9% change for strata in Cumberland
LGA in real terms). Although the sale price of strata dwellings fell by well above the Sydney

average, the price reduction for separate house in the LGA over the last 12 months was less than
for Greater Sydney.

Table 4.7: Sales Tables, September Quarter 2018

Dwelling 1t Quartile Median (S) Annual Change Median Sales
Type ($) Price (CPI adjusted)
Cumberland LGA Strata $480,000 $550,000 -8.59%
Greater Sydney Strata $580,000 $720,000 -3.47%
Cumberland LGA Non-Strata $731,000 $800,000 -13.12%
Greater Sydney Non-Strata $677,000 $900,000 -15.32%
Cumberland LGA Total Dwellings $550,000 $678,000 -6.86%
Greater Sydney Total Dwellings $635,000 $806,000 -7.63%

L _______________________________________________________________________________________________________________________________________________________________________]
Source: NSW Department of Family and Community Services (2019) Rent & Sales Report No 126, September Quarter 2018
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4.5 Comparative Affordability of Housing

45.1 Overview

This section looks at the relative affordability if various rental and purchase delivered through the
private market, that is, whether very low, low and moderate income households would be paying
more than 30% of their gross household income on housing costs in accordance with the statutory
definition and benchmarks set out in Table 4.1 above. It is important to understand the extent to
which the market is or can provide affordably priced housing for key target groups so as to evaluate
the extent to which market intervention through the planning system is required, and the most
effective types of intervention. Further, the vast majority of housing is delivered through the
market, so that understanding its capacity to deliver affordability in the local context is crucial.

4.5.2 Affordability of Rental Properties
Rental Houses — Affordable For Whom?

Separate houses for rent in Cumberland LGA are somewhat less affordable than the Greater
Sydney average. A first quartile 2BR house for rent in Cumberland LGA is affordable to only the
upper 23% of the low income band, compared to upper 42% of the band for Greater Sydney.

A first quartile 3 BR house for rent in Cumberland is affordable to most moderate income earners,
but to no low income households, while a similar product for Greater Sydney remains affordable
to a small proportion (8%) of low income households. Again, Cumberland was Jess affordablethan
average.

The affordability of house with 4 or more bedrooms was similar to the Sydney average, with a first
quartile house affordable to the around upper 50% of the band. Larger median rental houses were
generally affordable to only a small proportion of moderate income households, noting that newly
created stock is more likely to reflect median or higher prices.

Rents for separate houses in Cumberland are thus unaffordable for all very low income households
and for most low income households, as is the case across Greater Sydney, although the local
affordability situation is worse than average, likely due to the lower income profile of renters in the
LGA and of residents generally.

This is shown in more detail in the following table.
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Table 4.8: Rent Tables, Houses, December Quarter 2018

2 BR House 3 BR House 4BR+ House
Q1 Median Q1 Median Q1 Median
Cumberland Weekly Rent $400 $430 $451 $508 $550 $620
LGA
Affordability Affordable to 23% = Affordable to 5% Affordable to 95%  Affordable to 68%  Af