
earners. Well-located social and affordable housing contributes to several indicators of success in 
the PIC model, including jobs, education and housing and 30-minute city5 and are inexorably tied to 
the well-being of inclusive communities. 

We strongly recommend implementation of mandatory inclusionary zoning across GPOP without 
requiring Councils to clear the hurdle of viability testing, which would actively contribute to an 
orderly sequenced approach. Of particular note is the comment that “growth must not only meet 
market demand but must not outpace the NSW Government capacity to fund services and 
infrastructure”. This has been a common experience in Greater Sydney over decades. Shelter NSW 
and NCOSS support deliberate investment in social and community infrastructure as critically 
important for the well-being of Greater Sydney community.   

Research on ‘Social and Affordable Housing as social infrastructure’ prepared by Prof Christian 
Nygaard for CHIA, National Shelter networks and other advocacy bodies indicates that wide social 
and economic benefits can outweigh the funding cost for social and affordable housing6. Findings 
include: 

The provision of social and affordable housing improves national productivity by addressing
problems that otherwise have a large economic, social and/or environmental cost.
Investment in social and affordable housing as infrastructure also unlocks additional benefits
under the form of increased wellbeing, human capital and productivity.

The research calculated estimations of over 25 social and economic benefits from constructing 100 
social or affordable housing dwellings. These include: 

over a million dollars total public sector savings from transitioning a person experiencing
homelessness to secure housing ($1,049,369)
$868,000 savings in health costs when providing tenants support services and social housing
$122,700 in pure productivity output gains
close to two million dollars ($1,986,500) in human capital accumulation7

Overall, the available evidence shows that the cost savings and additional benefits “constitute a 
significant proportion of the subsidy required for a positively geared social and affordable housing 
project”.8 Capturing land value increases from development for the provision of affordable housing 
removes the need for anything else other than an operating subsidy, it is obvious that this is an 
efficient and necessary public policy intervention. 

Recommendation: Implement mandatory inclusionary zoning across GPOP without requiring 
Councils to clear the hurdle of viability testing. 



How the proposed model can be improved 

IInclude social and affordable housing as a measure of liveability 
There is a need for infrastructure investment to meet the growing populations of people living and 
working in the GPOP and Greater Western Sydney. This investment plan is an opportunity to 
improve liveability with energy efficient, safe, resilient and healthy infrastructure. The PIC model is 
also an opportunity to recognise social and affordable housing as social and economic infrastructure, 
key to liveability. Liveability impacts productivity; including the number of jobs people are able to 
access within 30 to 45 minute (Indicator P2).9  

While the paper notes the importance of affordable housing, it appears to sideline this infrastructure 
from the main costing model and treat it separately.10 Omitting affordable housing costs distorts the 
model’s conclusions by underestimating the investment needed. 

Affordable housing supply should be treated as part of infrastructure planning. It should be 
integrated into the main modelling tool (Co-Lens tool) in a way that responds to Local Councils’ Local 
Strategic Planning Statements, Local Housing Strategies and affordable housing policies.  

Increased amenity including new social and affordable housing, which avoids displacement of lower 
income households, leads to diverse communities supportive of inclusive housing.  

From Shelter NSW and NCOSS experience over 40 years, growth tends to displace lower income 
households, as lower cost rental housing is replaced by newer dwellings targeting moderate and 
higher income earners11. Planning for affordable housing as infrastructure, funding it adequately, 
and delivering it at the same time as other infrastructure has positive effects on community amenity, 
and productivity gains that potentially outweigh the subsidy cost.12 An example of this is the urban 
renewal in Pyrmont/Ultimo area. This development included mandatory inclusionary zoning.13 Given 
the increasing need for this in greater Sydney there should be mandated higher levels of inclusionary 
zoning, as developed in the next section. 

City Futures Research Centre estimates the need to 2036 for Greater Sydney to be 141,200 social 
housing dwellings and 75,800 affordable housing dwellings.14 

In order to meet this need, 22.4% of growth in Greater Sydney to 2036 needs to be social housing 
and 12% must be affordable housing. This illustrates the need for significantly higher Affordable 
Rental Housing Targets in the GPOP area. 



MMandatory inclusionary zoning for local governments 
Mandatory inclusionary zoning is an effective approach to putting in place an affordable housing 
contribution scheme in the precinct ahead of rezoning, the cost impacts for Government/taxpayers 
are reduced. Inclusionary zoning provides certainty to the development industry and early planning 
for inclusionary zoning improves the development opportunities for increased delivery of affordable 
housing through value capture. When developers have certainty because the contribution is applied 
broadly, consistently and with enough notice, they are able to factor the required contribution in the 
residual land value they pay for development sites15.   

Phase 1 Precincts such as Wentworth Point and Carter St were missed opportunities for land value 
capture. It is essential that Affordable Housing Contributions Schemes are in place before the rest of 
the rezoning/subsequent development occurs. This is crucial for the major proposals under 
consideration outlined page 41-43 including page 42 on Figure 22; Wentworthville Town Centre, 
Westmead Master Plan and 1 Crescent St, Holroyd, as well as Parramatta CBD, Camellia Town 
Centre, Rydalmere, Melrose Park north and South precincts, and Parramatta Road Urban 
Transformation strategy. 

The PIC recognises that it is “feasible for all precincts with residential uses to achieve some level of 
affordable rental housing, in addition (emphasis added) to local, state and regional infrastructure.”16

The GPOP area could support much higher levels of affordable rental housing.   

Recommendation:  Affordable housing targets of 15% on privately owned land and 30% on 
government controlled land are recommended. 

Indeed, with enough certainty and broad application of value sharing mechanisms, developers are 
able to cost the contribution into the price they pay for land. Given the huge increase in land value 
that follows rezoning, willingness of landowners to allow development is not affected. Shelter NSW 
and NCOSS recommend that 15% inclusionary zoning contribution is applied across the GPOP area. 

Viability Testing 
Viability testing for affordable housing should be removed from local government responsibility and 
put back on developers to demonstrate viability of their development, so viability testing is left to 
the market rather than to the local councils. We do not believe viability to be affected by upgrading 
to 15% of the market as similarly it is not affected by 5-10% as mentioned in the PIC. 

Recommendation: Recognising that social and affordable housing should be included in the GPOP 
region planning as social infrastructure, the GPOP should plan for targets of between 15-30% of 
social and affordable housing for moderate to very low income households in an increasingly 
unaffordable private market.  

Measures of the GPOP PIC delivery of good liveability outcomes for people living in the area 
should include - 

social and affordable housing to be at least 15% of total housing stock
the proportion of lower income households experiencing housing stress to be always
under 10%



FFactor social infrastructure and services into the planning process at the beginning 
When governments invest in the wellbeing of people and communities, everyone benefits. The PIC 
approach identifies health, education and ‘liveability’, yet wellbeing is largely absent. The PIC 
planning and costing process must include social infrastructure that can support the ongoing 
development of social capital in areas identified for renewal.  

Social capital refers to the network of relationships and supports that can develop in communities 
and help them to function effectively.17 This can take the form of neighbours looking out for one 
another, family and friends providing support during tough times, volunteers assisting those in need, 
or communities banding together following a catastrophic event. These behaviours play a role in 
building community resilience and promoting social inclusion, both of which are linked to improved 
mental and physical health, employment opportunities and outcomes, and access to vital supports.18 
Social capital reduces the overall cost to Government and leads to more equal distribution of 
economic growth.19 

The discussion paper acknowledges that great places need a wide range of social, economic and 
environmental infrastructure such as trees, parks, schools and health facilities. Public libraries and 
community halls are essential cultural infrastructure. It is positive these have been included in the 
PIC model. Access to more generic services that build social capital such as neighbourhood centres, 
financial counselling services, family supports, youth services and playgroups are absent from the 
proposed planning approach.  

For people who experience disadvantage, go through a tough time, or who need help, easily 
accessible and community-based supports are essential. The majority of people who seek support at 
neighbourhood centres are at risk of social isolation.20 Participating and connecting through social 
support services enables neighbourhoods to develop informal social support networks that add 
layers of support to people’s resilience21. They also play key roles in supporting local communities 
with disaster and emergency relief during periods known to have a significant impact on mental 
health.22  

Building effective social infrastructure happens best in close consultation with local community and 
community support organisations.  

Recommendation: Place activation should include a number of opportunities for residents to engage 
with services, and each other, to build strong connected neighbourhoods with strong social capital

Establish goals for targeted supply rather than general supply 

The PIC tends to consider ‘housing’ as a block, a type of land use that is always the same with the 
same outcomes. Here we feel the report could recognise that there are many different types of 
housing, particularly with regard to tenure, and that they have different impacts on land use, and 
should be treated differently by the planning system and government. 

As previously mentioned, Shelter NSW and NCOSS feel that it is essential that land is set aside for 
non-market housing, including social and affordable housing, and that this type of land use receives 
more favourable planning treatment than market housing. 



Recommendation: Set targets for delivery of new social and affordable housing dwellings as part of 
the GPOP PIC 

TThe inclusion of social and community services is an economic opportunity 
The community services sector is a significant economic contributor, employer and provider of 
community care in NSW. Its paid workforce matches the size of the Australian retail sector and 
makes up 12.5% of the NSW workforce.23 Employment in the sector has grown by over 24% in the 
past five years.24  

Contributing to the growth of a sector that can meet the support needs of the NSW community is an 
economic and employment opportunity.25 Services that support the community and grow the 
valuable and productive social services workforce should be built into Place-based Infrastructure 
Compacts. This will help to address the deficit of skilled work opportunities in Sydney’s west 
identified in the Greater Sydney Commission’s discussion paper.26

Recommendation: Include social capital and community wellbeing indicators in the planning 
process. 

Asset recycling will only deliver a small proportion of the need and cannot be repeated 
The PIC identifies “significant opportunities in many precincts to renew ageing social housing and 
increase supply”.27 While this is good, it is important to consider how it is managed and 
implemented.  ‘Asset recycling’ programs for social housing estate renewal under the current model 
(such as Telopea Communities Plus project mentioned page 49) will fall short of delivering the 
amount of social and affordable housing that is needed in GPOP. The entire ‘Communities Plus’ 
program is estimated to deliver around 6,500 additional social housing dwellings28 over the next 15-
20 years while the ‘Home in Western Sydney’ report estimates the need to be at least 6,500 
additional social and affordable housing dwellings per year to 203629 .  

Selling public land creates issues over the long term as demand for social and affordable housing 
increases. If Government ceases to own land in the area there are less opportunities to provide 
affordable and social housing options. It is therefore important that ‘social housing 
renewal/expansion’, while ‘creating inclusive communities’, delivers greatly increased number of 
social and affordable housing dwellings and considers development models that allows for retaining 
land for public purposes. This is especially relevant in proposals for renewal/expansion (p12/13) at 
Ermington, Melrose Park, Carlingford, Parramatta North, Rydalmere-Dundas, Westmead South, 
Westmead Health and Wentworthville. While precincts may have different characteristics and 
constraints, it is essential that retaining appreciating public assets such as land is factored into 
planning and provides for renewal that does deliver significant increases in amenity and available 
affordable rental stock for lower income households. This is critical to reassure the community that 
people on lower incomes will not be excluded from their own neighbourhoods as our city grows. We 
support projects such as Melrose Park and Ermington precincts, supporting a mix of social, 
affordable and private housing, but would like to see the numbers of social and affordable housing 
dwellings increased, as well as consideration of development models that allow retaining public 
land. 

Universal design
Accessibility of public space and universal, inclusive design are of primary importance to create 
healthy, inclusive communities. Planners must incorporate universal design principles from the 



outset. A high-level commitment in the PIC to integrate the Seven Principles of Universal Design in 
planning and designing places will best serve GPOP communities. 30 

Recommendation: Integrate universal design in planning and designing for places in order to 
improve accessibility and inclusivity. 

How can community and industry better participate? A greater role for the private 
and not for profit sector. 
We support the intentional approach of the PIC model to give private and not-for-profit service 
providers better and more predictable information to plan and deliver services. To realise the 
benefits of a growing city, and deliver great outcomes for people, it is indeed essential that the NSW 
Government continue to strengthen these partnerships.  

To best reflect community needs, the PIC process must include community sector peaks, local 
community service providers and community members in planning conversations. Communities 
should be engaged at every stage of the process. This should include some degree of co-design and 
co-decision making. This involves sharing information and power; intentionally and authentically, 
including the voices of residents and service providers at every stage of planning. 

Recommendation: Authentic inclusion of communities and service providers in all planning stages. 

About Shelter NSW 

Shelter NSW is the peak housing policy and advocacy organisation for NSW and is affiliated with 
national Shelter and other state Shelter organisations.  An independent organisation, Shelter NSW is 
committed to promoting social justice; our vision is a secure home for all.  

www.shelternsw.org.au 

About NCOSS 

The NSW Council of Social Service (NCOSS) works with and for people experiencing poverty and 
disadvantage to see positive change in our communities. 

When rates of poverty and inequality are low, everyone in NSW benefits. With 80 years of 
knowledge and experience informing our vision, NCOSS is uniquely placed to bring together civil 
society to work with government and business to ensure communities in NSW are strong for 
everyone. 

As the peak body for community services in NSW we support the sector to deliver innovative 
services that grow and evolve as needs and circumstances evolve. 

Published November 2019. 

© NSW Council of Social Service (NCOSS) 

This publication is copyright. Non-profit groups have permission to reproduce part of this book as 
long as the original meaning is retained and proper credit is given to the NSW Council of Social 



Service. All other persons and organisations wanting to reproduce material from this book should 
obtain permission from the publishers.  

NCOSS can be found at:  

3/52 William St, WOOLLOOMOOLOO NSW 2011 

phone: (02) 9211 2599  

email: info@ncoss.org.au   

website: www.ncoss.org.au   

facebook: on.fb.me/ncoss

twitter: @_ncoss_ 

1 Gurran, Nicole (2011) Australian urban land use planning: Principles, systems and practice (second edition), Sydney 
University Press. 
2 Greater Sydney Commission (2018) Greater Sydney Region Plan: A Metropolis of Three Cities, Sydney, p68-72. 
3 Greater Sydney Commission (2019) A city supported by infrastructure. Place Based Infrastructure Compact pilot, draft for 
feedback, Sydney, p 70. 
4 Ibid, Table 3 page 50/Table 4 page 53. 
5 Greater Sydney Commission 2019, Ibid p 57 
6 Nygaard, Andy (2019) Social and Affordable Housing as Social Infrastructure, a literature review for the Community 
Housing Industry Association, Centre for Urban Transitions, Swinburne University of Technology. Accesible at: 
https://www.communityhousing.com.au/wp-content/uploads/2019/11/Social-and-affordable-housing-as-social-
infrastructure-FINAL.pdf?x33467 See also MacLennan et al. (2019) Strengthening Economic Cases for housing: The 
productivity gains from better housing outcomes, City Futures Research centre, UNSW Built Environment. Accessible at: 
https://cityfutures.be.unsw.edu.au/research/projects/strengthening-economic-cases-housing-productivity-gains-better-
housing-outcomes/  
7 Australian Social Value Bank estimates for Nygaard, Andy (2019) Social and Affordable Housing as Social Infrastructure, a 
literature review for the Community Housing Industry Association, Centre for Urban Transitions, Swinburne University of 
Technology. See also MacLennan et al. (2019) Strengthening Economic Cases for housing: The productivity gains from 
better housing outcomes, City Futures Research centre, UNSW Built Environment. 
8 See conclusion page 25 of Nygaard, Andy (2019) Social and Affordable Housing as Social Infrastructure, a literature review 
for the Community Housing Industry Association, Centre for Urban Transitions, Swinburne University of Technology. 
9 Greater Sydney Commission 2019, Ibid p 57 
10 Greater Sydney Commission 2019, Ibid, p 36 
11 Atkinson, R. et al. (2011) Gentrification and displacement: the household impacts of neighbourhood change, AHURI Final 
Report No.160. Melbourne: Australian Housing and Urban Research Institute. 
12 Nygaard, Andy (2019) Social and Affordable Housing as Social Infrastructure, a literature review for the Community 
Housing Industry Association, Centre for Urban Transitions, Swinburne University of Technology. 
13 See original planning instrument, Sydney Regional Environmental Plan No 26—City West, available at: 
https://www.legislation.nsw.gov.au/#/view/EPI/1992/564  
14 Laurence T,van den Nouweland R & Randolph B 2019, Estimating needs and costs of social and affordable housing 
delivery, City Futures Research Centre, UNSW.
15 Marcus Spiller, Liz Mackevicius and Andrew Spencer (2018) ‘Development Contributions for Affordable Housing: Theory 
and Implementation’, https://www.sgsep.com.au/publications/development-contributions-affordable-housing-theory-and-
implementation   



AHURI (2017) AHURI Final Report 281 ‘Housing supply responsiveness in Australia: distribution, drivers and institutional 
settings’ https://www.ahuri.edu.au/__data/assets/pdf_file/0012/13242/AHURI-Final-Report-281-Housing-supply-
responsiveness-in-Australia-distribution-drivers-and-institutional-settings.pdf  
16 Greater Sydney Commission 2019, Ibid p 36 
17 OECD (2007), OECD Insights Human Capital How what you know shapes your life, p.103, available at 
https://www.oecd.org/insights/humancapitalhowwhatyouknowshapesyourlife.htm#TOC 
18 Anglicare 2018, Going it alone: A study of lone person households, social isolation and disadvantage in Sydney, available 
at: https://www.anglicare.org.au/media/3948/anglicaresydney_going_it_alone_2018.pdf 
19 Deloitte 2019, The economic benefits of improving social inclusion, commissioned by SBS, available at: 
https://www.anglicare.org.au/media/3948/anglicaresydney_going_it_alone_2018.pdf 
20 Australian Neighbourhood Houses & Centres Association 2011, Neighbourhood Houses & Centres: Who we are and What 
we do, May, available at: http://www.anhca.asn.au/about-us/neighbourhood-house-centre-report 
21 Jack, Gordon. (2003). An ecological approach to social work with children and families. British Journal of Child & Family 
Social Work. 2. 109 - 120. 
22 World Health Organization 2017, Mental health in emergencies, 28 April, available at: https://www.who.int/news-
room/fact-sheets/detail/mental-health-in-emergencies 
23 ABS 2017, ‘Healthcare and social assistance our largest industry’, Media Release, 23 October, available at: 
https://www.abs.gov.au/ausstats/abs@.nsf/mediareleasesbyReleaseDate/B611DFF5E8590F8ACA2581BF001F743B?OpenD
ocument 
24 Australian Government (2019), Labour Market Information Portal: Health Care and Social Assistance, available at: 
http://lmip.gov.au/default.aspx?LMIP/GainInsights/IndustryInformation/HealthCareandSocialAssistance 
25 Investing in the Care Economy. International Trade 
Union Confederation  
2626 Greater Sydney Commission 2019, A city supported by infrastructure. Place Based Infrastructure Compact pilot, draft 
for feedback, Sydney, p 20 
Jack, Gordon. (2003). An ecological approach to social work with children and families. Child & Family Social Work. 2. 109 - 
120. 10.1046/j.1365-2206.1997.00045.x. 
27 Greater Sydney Commission 2019, Ibid p 36
28 Estimates are complicated by the fact that NSW Government groups together ‘new and replacement’ dwellings. See
estimates from Hal Pawson, UNSW City Futures Research Centre at:
https://blogs.unsw.edu.au/cityfutures/blog/2018/05/nsw-is-overselling-its-social-housing-commitment/ 
29 Wentworth Community Housing, Western Sydney Community Forum (2019) Home in Western Sydney Accessible at: 
http://www.wscf.org.au/wp-content/uploads/2019/05/Home_In_Western_Sydney_Report_COMPLETED-Spreads-
For_Viewing.pdf
30 See Centre for Universal Design, The 7 Principles of Universal Design, accessible at: http://universaldesign.ie/What-is-
Universal-Design/The-7-Principles/


