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INTRODUCTION

SGCH welcomes the opportunity to provide a submission in support of the  
development of District Plans. With over 30 years’ experience, SGCH 
provides a place to call home for more than 8,500 people in 4,500 
properties across the Sydney metropolitan region. We are a Tier 1 provider 
under the National Regulatory System for Community Housing and 
recognised for our pioneering partnerships with government, community 
groups and support services in the delivery of quality energy efficient 
homes and connecting people to training, education, employment and 
community engagement opportunities. 

We commend the Greater Sydney Commission for recognising the delivery 
of social and affordable housing as a key priority in planning for Sydney’s 
future and together with Government initiatives such as the Social and 
Affordable Housing Fund (SAHF) and Communities Plus, the proposed 
affordable housing target has the potential to drive a significant increase in 
supply of affordable rental housing.

We also welcome the recognition of the role of not-for-profit community housing providers (CHPs) as 
developers of social and affordable housing. Community housing providers are in a unique position to 
deliver the Commission’s priority to improve housing diversity and affordability. Our sector integrates 
the development of affordable housing with tenancy and facilities management. We are fundamentally 
different to other developers and private property owners as we develop and hold the dwellings we 
build over the long term and combine commercial principles with an over-riding mission to deliver 
social outcomes. 

The District planning process comes at a crucial time with increasing community concern about 
housing affordability. Record rates of housing approvals and construction have resulted in little 
affordable housing supply for those on low to moderate incomes. Setting an affordable housing target 
within district plans is an important first step in ensuring that we offer housing choices that supports 
our economic prosperity and creates diverse and socially cohesive communities. We look forward to 
working with the Greater Sydney Commission to ensure that the implementation of an affordable rental 
housing target can deliver affordable housing to the scale needed, in locations that support access to 
jobs, services and opportunity.

Scott Langford

Group CEO, SGCH
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1. Our experience delivering affordable 
housing through the NSW Planning System 
SGCH has extensive experience working with the NSW Government, local councils and developers to 
increase the supply of affordable housing for very low to moderate income households in the Sydney 
Metropolitan area. We develop new social and affordable housing supply and manage affordable 
housing on fee for service arrangements for local councils and developers. 

Over the last 12 months we have delivered 146 new social and affordable housing dwellings across 
south and south western Sydney. In total, we will develop 800 new social and affordable homes across 
Sydney by 2020/21. This includes a commitment to deliver 300 new social and affordable homes under 
the recently announced Social and Affordable Housing Fund.

We develop our homes in locations close to public transport and services to provide our tenants with 
access to the services and opportunities they need to improve their social and economic wellbeing. Our 
buildings are built to a quality standard to ensure our operational and maintenance costs are reduced 
over the long term, including exceeding current industry benchmarks for environmental standards. Our 
homes are designed and built to an average 7 star NatHERS and above, providing our tenants with the 
additional benefits of reduced energy costs. 
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Ideally located on the Parramatta to Liverpool T-way and a seven-minute bus ride to the centre of 
Parramatta CBD, SGCH’s affordable housing development in Westmead provides tenants with homes in 
a location with high access to jobs, services and opportunity. The site is located within 1.5 kilometres of 
Westmead Health precinct and near the University of Western Sydney. Our Westmead development will 
give key workers the opportunity to live close to where they work. 
When completed in mid 2018, the 67-unit 4-star Green Star and 7-star NatHERS social and affordable 
housing complex will deliver improved comfort with the benefit of reduced energy bills. We were able 
to maximise the number of affordable rental units by taking advantage of the Affordable Rental Housing 
SEPP.
Financed by leveraging our rental income stream, this project demonstrates the capacity of community 
housing providers to access private finance to develop, manage construction and own affordable rental 
housing assets. 

SGCH Affordable 
Housing Delivery  

148-150 Great Western 
Highway, Westmead



2. Our feedback on the Draft District Plans
 
Social and affordable housing is essential urban infrastructure that is integral to the operation of a 
sustainable community and efficient economy. The supply of affordable rental housing is a determinant 
of healthy economic growth and forms part of the stock of assets needed to promote the social and 
economic welfare of the community. 

Like other public assets and facilities considered integral to the community, social and affordable 
housing should be treated as infrastructure under the NSW Planning System. They share many 
characteristics of urban infrastructure in terms of:

• the level of annuities returned

• the need for long term financing and debt repayment strategies

• the requirement for long term asset maintenance and renewal

• a high level of involvement and regulation by government; and

• the need for up front land use planning before opportunities are lost.

The recognition of social and affordable housing as key urban infrastructure in NSW land use policy 
will increase opportunities for equitable housing provision and improve Sydney’s social and economic 
outcomes. 

We welcome the Draft District Plan proposal to implement an affordable housing target to increase 
the supply of affordable housing. The targets will provide for transparency and accountability around 
measures to increase the supply of social and affordable housing. It also sends a clear signal that there 
are opportunities for development and enables the private and not-for-profit sectors to start planning 
around these opportunities.

However, the details of the delivery provisions in the planning instruments and planning agreements 
are critically important. How the affordable housing targets are implemented will determine if new 
affordable housing supply will be delivered to the scale required to meet increasing need.

We have identified eight recommendations to support the delivery of a sustainable and viable pipeline 
of affordable housing through the NSW Planning System.

 
RECOMMENDATION 1:  
Housing affordability should be a key consideration during 
development assessment and plan making
SGCH has received significant encouragement from local council strategic planners for new affordable 
housing projects. However, this does not always translate into support when our projects are being 
assessed for planning approval by Council. Our experience with the current development assessment 
process is that it focuses on design, density, and individual resident objectors above the long-term 
community benefit provided by operating affordable rental housing. 

The treatment of affordable housing as a distinct land use within the statutory planning framework 
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and supported by State government plan making and 
assessment guidelines would provide the strategic 
context for Local Councils to support affordable 
projects. This could include the consideration of 
housing affordability as a mandatory consideration 
during all rezoning proposals. 



In addition, public authority consultation provisions during plan-making should provide for genuine 
input and consultation with community housing providers actively involved in increasing local supply. 
Our input prior to the public exhibition stage of plan making will mean our experience, local knowledge 
and ongoing commitment to housing affordability can be integrated to deliver better outcomes.

RECOMMENDATION 2:  
Affordable housing targets should be increased
SGCH recognises that opportunities for affordable housing should be determined by local property 
market conditions and demand for affordable rental housing. Appropriate contributions and 
incentives must be determined through careful analysis of development feasibility, cyclical economic 
considerations and the real dollar value of uplift. There may be scope at the time of formulating targets 
for higher rates or where appropriate (subject to feasibility study) reduced contributions.

We acknowledge that in some locations the opportunity for value sharing will be at the lower end of the 
target. However, there are areas and sites where the potential for affordable rental housing provision 
through the planning system greatly exceeds the 5-10% per cent target proposed. We suggest a 
minimum of 15% of all floor space on privately rezoned land should be set aside as affordable housing. 
There is scope to increase this dependent on feasibility and market analysis as well as movements in 
land values over time. In the case of Government owned land we suggest the target should be 30% of 
total floor space.

RECOMMENDATION 3:  
Affordable rental housing targets should be mandatory 
To ensure the supply of affordable housing delivered is maximised, targets should not be limited to 
new urban renewal or greenfield areas but should apply to all rezoning proposals which result in new 
permissible floor space. 

Most importantly, targets must be mandatory. Landowners seeking rezoning and planning approval 
must be required to meet affordable rental housing targets and if they are unable to do so, the reasons 
for non-compliance should be available for public scrutiny. This will create confidence in the system 
and ensure a transparent understanding of how much value is being delivered through a rezoning or 
development proposal. Mandatory targets applied to all rezoning will provide justification for specific 
policy interventions without costly land use planning and affordable housing studies.

RECOMMENDATION 4:  
Implement inclusionary zoning as the primary delivery 
mechanism
The draft District Plans provide an excellent opportunity to implement inclusionary zoning which has 
been shown to be the best available mechanism for delivery. We consider this statutory mechanism is 
the best option to drive an increase in supply of affordable rental housing that is integrated with the 
community.

Inclusionary zoning which requires a fixed affordable housing contribution is preferable as it is:
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• Mandatory - allowing decision makers to achieve set targets,

• Transparent - allows developers to factor it into their project feasibility, and

• Orderly - development is not encouraged to exceed limits set by planning instruments.

SGCH supports the ability of private developers to make contributions in exchange for development 
incentives such as increases in density or height. However, our involvement in such ventures has found 
that voluntary planning agreements (VPAs) are very complex and often have limited effectiveness. 
The formulation and negotiation of VPAs involves excessive legal fees which are unviable for smaller 
developments. The community housing provider is not always consulted in the formulation of the VPA 
and the form and nature of the asset being contributed. This impacts on long term operational viability.

RECOMMENDATION 5:  
Contributions should be calculated as a percentage of gross 
floor area (GFA) 
SGCH recommends that contributions be levied as a percentage of the floorspace proposed in a 
development application or planned for as part of a rezoning proposal. A contribution rate that is based on 
this precise measurable quantity is less open to dispute or evasion.

Other methods of calculation such as targets based on the total number of dwellings incentivise private 
developers to maintain high value dwellings for sale while contributing smaller dwellings or dwellings of 
lower quality and least value. Alternatively, rates based on the market value of development, developer 
profit or even total development costs would result in disputes over market values. Measuring contributions 
against the total floorspace approved under a development application also avoids costly negotiations and 
disputes.

RECOMMENDATION 6:  
Targets and contributions should provide community benefit 
into the future
Contributions should be set at a level that balances the viability of developments with the opportunity 
for the community to share in the benefits that accrue to landowners from government rezoning 
decisions. We recommend that the affordable housing provided under the targets is not a temporary 
contribution.

To illustrate the net public benefit of permanent affordable rental housing it’s useful to contrast current 
provision by private developers and community housing providers.  Private developments are bound 
by the requirements of the Affordable Rental Housing SEPP to provide 50% of floor space as affordable 
rental housing for ten years. Community housing providers generally provide 100% of floor space on 
a site for a period lasting at least 25 years. If a CHP disposes of a property it will be done as a strategic 
sale on a ‘no net loss’ basis to take advantage of opportunities to grow the affordable housing portfolio. 
Temporary provision of affordable rental housing means the contribution is permanently lost to the 
system.

Community housing providers take responsibility for re-housing tenants in homes which are 
appropriate to their needs. There also no expiry date on the affordable housing CHPs develop and 
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the properties become a permanent portfolio of assets which continue to service the community and 
economy. 

SGCH supports schemes which maximise provision through finance arrangements, leveraging rental 
income streams, and external grant funding. However, any provision which attracts payment to the 
developer for the affordable housing contribution must be over and above that mandated by the 
targets. 

RECOMMENDATION 7:  
The form of contributions should be flexible
SGCH acknowledges there are numerous pathways to successful affordable rental housing provision. 
We recommend that depending on the scale of a rezoning or development proposal, options should be 
provided for affordable housing contributions in the form of:

• ready to occupy floor space (but only where owners and managers of affordable housing assets 
have participated in and agreed to the design stage),

• in-lieu monetary contributions derived from smaller developments,

• contributions of land within large developments, urban renewal precincts and greenfield areas.

Regardless of their form, contributions should be calculated with regard to the affordable housing 
targets, contribution floor space rates and the total project cost of delivering equivalent floor space. For 
example, an in-lieu monetary contribution should be sufficient to account for the target and cover the 
total cost of equivalent development. 

Floor space contributions
Our experience has demonstrated that affordable rental housing is best provided in the form of discrete 
residential flat buildings. This ‘clustering’ approach is preferred because having affordable rental 
dwellings in numerous strata schemes increases cost of administration through involvement in multiple 
body corporates. Pepper-potting also reduces economies of scale community housing providers can 
achieve for ongoing property maintenance costs. It may also result in excessive strata fees needed to 
cover facilities such as communal gyms, pools, concierge and extensive common areas or gardens. 
Strata fees in luxury apartment buildings can be more than 50% of the rental income of an affordable 
housing unit. 

In-lieu monetary contributions
In-lieu monetary contributions from smaller developments levied across the metropolitan area is also 
an effective mechanism to achieve District level affordable rental dwelling targets. In-lieu monetary 
contributions present an excellent opportunity for community housing providers to leverage a range 
of funding sources (including private financing and harnessing grants from Government) and bring our 
development and construction and asset management skills to the table.

As not-for profit developers of affordable housing, community housing providers such as SGCH enjoy 
tax benefits and can maximise the funds available for the delivery of more affordable housing. The 
flexibility of in-lieu contributions means that we can plan, design and deliver affordable rental housing 
that we will retain a long-term interest in. The properties we build and own become a permanent 
portfolio of affordable rental stock. 

Land contributions within large developments and urban renewal precincts
Gaining access to local land markets close to jobs, services and transport is increasingly difficult for 
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community housing providers given the high cost of land.  Land contributions would provide significant 
advantages for a range of stakeholders including CHPs involved in delivery of affordable housing:

• Developers of large sites have certainty and can factor in costs and plan for affordable housing 
targets and propose efficient configurations which comply with SEPP 65 Apartment Design 
Guidelines. They can move on to construction stage approval without being tied up in negotiations 
around affordable housing design and delivery.

• Government creates a level playing field by avoiding the unequal effects of targets in some locations 
and not others.

• Government receives certainty that affordable housing targets are included within a precinct while 
avoiding concentrations of community housing assets in poorly located areas with cheaper land. 

• Government backed finance or funding secured by community housing providers can be applied 
maximising on-site provision and not wasted through leakage in the search for land in unaffordable 
locations.

• Community housing provider developers take responsibility for, and receive certainty around 
issues they have a long-term stake in such as apartment configuration and tenant focused design, 
environmental performance, level of finish, construction quality, durable materials and design out 
maintenance. 

The optimum land contribution would be in the form of parcels permitting residential flat buildings 
of 30-60 dwellings to take advantage of concentration of development, economies of scale in asset 
management and minimise construction risk. 

RECOMMENDATION 8:  
Create an Affordable Rental Housing Contribution Fund
To support the potential for a flexible approach to planning contributions that includes in-lieu 
monetary contributions or land contributions there is a need for a centralised independent process to 
allocate contributions to CHPs on a competitive basis. This process could consider factors such as:

• commitment to maximising available funds

• capacity to leverage debt finance 

• ability to manage design and construction activities

• meet or exceed environmental asset performance standards

• demonstrated efficient asset management 

• demonstrated ongoing high levels of tenant satisfaction; and

• ability to deliver ongoing tenant services and support.

Government involvement is needed to distribute contributions through a transparent and competitive 
process that maximises affordable housing provision and tenant outcomes. This approach would 
promote a viable and competitive community housing industry maximising the delivery of affordable 
housing. 
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Our 39-apartment development located at 47 Lawrence Street Peakhurst is our highest environmentally 
rated property to date. Designed and built to an average 8-star rating under the National Energy Rating 
Scheme (NatHERS), this energy efficient complex is now home to a mix of social and affordable housing 
tenants including single mother of two teenage boys, Clarissa. 
“I have been renting for the past four years but paying rent in the private market has not been easy. 
Having a home that is affordable will make a big difference to our lives. It is exciting and is like a new 
beginning for us,” she said. 
“When SGCH rang and offered me one of the Lawrence Street apartments, I started crying”.
“I juggle a permanent part-time job in childcare with raising my two boys who mean the world to me. 
It is important that I live close to work and the boys’ school and our new home is in a great location – 
everything is close by. I just want to do the best I can for my kids and I finally feel like am able to achieve 
something”. 
“Being able to also save money on our energy bills will mean I can put money towards other things that 
the boys may otherwise miss out on,” she said.

8

Energy efficient affordable homes providing working 
families with energy savings
 
47 Lawrence Street, Peakhurst
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