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Summary 
National Shelter welcomes the opportunity to make this submission. 

Our submission builds on the recent work of National Shelter, ACOSS, other peak and 
member bodies and draws on the extensive work of AHURI and other research to propose a 
set of revenue and expenditure measures which will begin transforming our national housing 
system to produce sufficient affordable, well located, fit for purpose housing, to meet our 
nation’s dramatic shortfall of affordable housing and insufficient responses to homelessness. 

We recommend the government: 

Establish a long-term Affordable Housing Growth Fund 

Cost: $750 million in 2016-17 ($1000 million in 2017-2018) 

Review and reinstate a National Rental Affordability Incentive 

 Cost $100 million in 2016-17 (120m in 2017 -18)    1

Review Commonwealth Rent Assistance and increase the maximum rate of CRA 

 Cost: $750 million in 2016-17 ($770 million in 2016-17)  2

Increase and appropriately index the National Partnership Agreement on Homelessness 

 Cost: $3 million in 2015-16 ($3 million in 2016-17)  3

Improve the adequacy of NAHA indexation 

 Cost: $13 million 2015-16 ($27 million 2016-17) 

Reform the tax treatment of housing through the following: 
Deductions for expenses for investments in assets such as property and shares should be 
limited and the existing tax concessions for residential property investment replaced by a 
new rental housing investment incentive. 
 Saving: $500 million ($1,000 million in 2017-18) 
That funding for Specialist Homelessness Service’s within the NAHA be either made discreet 
or removed from the NAHA and be made as a National Partnership Agreement on Specialist 
Homelessness Service provision. 

 Calculated based on NRAS 2013 payments plus CPI1

 Calculated using Stinmod and indexed to growth in CRA expenditure.2

�  This calculation is based on the funding for 2016-17 indexed to the wage price index at   2.75%.3
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 Cost: Nil 
Additionally we also recommend the government prioritise the following to 
complement these budget adjustments: 

• Establish a Cabinet Minister for Housing within an Urban and Regional Development or 
Infrastructure portfolio to drive reform and utilise all the levers available; 

• Utilise Commonwealth funding and other incentives to improve transparency and 
accountability between the Commonwealth and States and to encourage State level 
reform to planning, changing from stamp duty to land tax and to make more well 
located land available for affordable housing; 

• The Commonwealth should negotiate with states to identify a specified proportion of 
NAHA funding/growth funding or both be dedicated to ICHOs to enable a growth 
strategy to be developed for Indigenous Community Housing. 

• Continue to reform the provision of affordable housing including social housing via 
transfers of state housing supply to the NFP sector with commitments to title transfer at 
negotiated levels, with at least one third transferred to the NFP sector; 

• Negotiate to re-establish funding for a dedicated housing and homelessness peak body 
or bodies to provide advice to governments on housing and homelessness issues, 
policy and programs and to advocate publicly for improved housing and homelessness 
responses. 
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Introduction 
National Shelter was pleased to hear that the Turnbull Government  is “continuing to roll out our 
national plan for growth and jobs … boosting innovation, building new infrastructure, 
modernising the way we deliver products and services, working to deliver a more growth friendly 
tax system and strengthening the economy.”  

We make this submission to suggest reforms of the tax treatment of housing and other measures 
to assist with the additional costs identified in measures in this submission to address the large 
shortfall of affordable rental housing in Australia.  

Our submission is based upon National Shelter’s role as Australia’s peak housing advocacy 
organisation, our Policy Platform, Meeting Australia’s Housing Challenges, developed over a 
number of years in consultation with our members across the country, as well as more recent 
consultations National Shelter conducted around the National Affordable Housing Agreement.   

National Shelter has worked closely with Australian Council of Social Services (ACOSS), 
Homelessness Australia, the National Association for Tenants’ Organisations, and the Community 
Housing Industry Association (CHIA) to develop An Affordable Housing Reform Agenda, which 
provides extensive goals and recommendations to reform our housing system. The Reform 
Agenda, published in March 2015, recommended adopting clear targets to increase the supply of 
affordable housing and reduce homelessness: 

• Halve homelessness by 2020 (to 50,000 people experiencing homelessness on any given 
night and 125,000 persons requiring specialist homelessness services each year); 

• Halve the shortfall in housing supply available and affordable to the bottom 40% of 
household incomes by 2025; and 

• Meet the shortfall in housing supply available and affordable to the bottom 40% of 
households by 2035, thereby ending homelessness caused by lack of housing. 

About National Shelter 
National Shelter is the peak non-government organisation representing the interests of low-
income housing consumers, and has been in operation since 1976.  It comprises representatives 
of Shelter bodies in all States and Territories, and also includes national bodies Homelessness 
Australia, the Community Housing Industry Association, Jobs Australia, National Council of the St 
Vincent de Paul Society, and the National Association of Tenant Organisations.  National Shelter 
cooperates closely with other national organisations such as the Australian Council of Social 
Service, the Community Organisations Housing Alliance and the campaign group Australians for 
Affordable Housing and was a member of the National Affordable Housing Summit Group 
(2004-2011) 

National Shelter advocates for the development of a national housing policy based around the 
following principles: 

• Housing is affordable.  People on low and moderate incomes should not have to pay more 
than 30% of their income on housing costs.  

• Housing is adequate.  Everybody is entitled to housing that meets acceptable community 
standards of decency and their own needs.  

http://www.shelter.org.au/files/rpt12meetinghousingchallenges-long-draft.pdf
http://www.acoss.org.au/images/uploads/Housing_paper_March_2015_final.pdf
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• Housing is secure.  People should not live under threat of loss of home and shelter.  A 
secure base enables people to form constructive relationships, grow families and seek 

employment and community engagement.  

• Housing is accessible.  People should be informed about available housing options and 

access to these should be free from discrimination.  Most housing should be built to 
Universal Design principles. 

• Housing is in the right place.  It should be located close to services and support networks, 
to job opportunities, to transport networks and to social and leisure activities.  

• Housing meets people's life-cycle needs.  People have different housing needs at different 
stages of their lives, and housing should be available to match these changing needs. 

Why the budget needs to address housing affordability 
The latest figures calculated using Household Income and Income Distribution 2009-10, across 
Australia show more than one in ten households are in housing stress. That equates to over 
850,000 households.  The highest rates of housing stress are felt by renters and first home buyers 
with 26 per cent of renters and 15 per cent of first home buyers in housing stress (Australians for 
Affordable Housing, 2012).  This research also found that one in five people aged 15 to 25 was 
also in housing stress, significantly higher than the general population.  In 2013, 40.1% of 
households receiving CRA were in rental stress (Productivity Commission, 2014), which 
demonstrates the inadequacy of the payment to ensure people do not experience financial 
hardship and poverty.  

The National Housing Supply Council, the most reliable data source on housing supply, in it’s final 
report estimated a shortfall of affordable rental housing available to households on the lowest 
40% of household incomes as 539,000  4

Homelessness continues to grow in Australia, increasingly due to a lack of affordable housing, and 
is now estimated at over 105,000 people on any given night. In 2011-2012 229,247 people 
received support from specialist homelessness services with an average of 19,128 people 
accommodated each night. There are 17,845 children under 10, with 402 children sleeping out.  5

The major funding source to address the supply of affordable housing and homelessness service 
provision and prevention is the Commonwealth budget.  

A Housing Reform Agenda 
A major reform in the way affordable housing is delivered is required to meet these needs. To 
date Australia has relied primarily on state governments to deliver public housing, financially 
supported by the commonwealth through the National Affordable Housing Agreement (NAHA) 
and the Commonwealth State Housing Agreement (CSHA). Over the past 25 years these 

 National Housing Supply Council, Housing Supply and Affordability – Key Indicators, 2012, p22-27 & p47 4

The figure of 539,000 is arrived at as follows.  In 2009-10 there were 857,000 renter households in the 
bottom 40% of the income distribution, and 1,256,000 dwellings rented at an affordable price for these 
households.  However, 937,000 of these dwellings were rented by households in higher income groups, 
leaving only 319,000 available for rent by low income households – a shortfall of 539,000.

 http://www.homelessnessaustralia.org.au/images/publications/Fact_Sheets/5

Homelessness_in_Australia_v2.pdf

http://www.homelessnessaustralia.org.au/images/publications/Fact_Sheets/Homelessness_in_Australia_v2.pdf
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agreements have increasingly targeted low income high need households paying 25% of income 
to meet their rents. This has inevitably led to a deterioration in the supply, maintenance and 
quality of low cost housing as rent plus subsidies amount to deficits for state systems on their 
current portfolios. 

The 2015 National Reform Summit identified an opportunity to develop a positive reform agenda 
leveraging new private sector institutional finance to renew existing portfolios of public housing 
owned by state governments via transfers to and working with NfP housing associations to renew, 
redevelop and grow affordable housing supply. 

This would ideally be driven by a process driven by a National Housing Minister at Cabinet level 
working with a Cities and Built Environment Ministry, Treasury, States and the NfP Housing 
Associations and peak bodies like National Shelter, The Community Housing Industry Association 
(CHIA) and ACOSS. 

The reform could move Australia away from a narrowly targeted welfare housing system to a 
broader National Affordable Housing strategy using a combination of private finance for scale 
investment aligned to NfP advantages to renew and grow the low base of social and affordable 
housing, currently mainly provided by state governments. 

This requires broadening the base of households in affordable housing systems, establishing a 
range of rents, according to need and amenity, in a supply chain using combinations of land 
(existing public housing, community owned, private) and government incentives (tax incentives, 
direct subsidies, CRA) to attract scale private and institutional finance to build new, targeted 
affordable housing to relieve the stress on both the current public housing supply and the private 
rental market.  

This would also impact the overall housing market, keeping pressure off house prices and making 
house purchase more affordable over time. Significant percentages of such a program would 
target key worker populations struggling to rent close to employment and other opportunities as 
well as addressing the low supply of housing for high needs households, disability housing and 
other specific targeted household types. 

The National Affordable Housing Agreement 
The NAHA is subject to review under the reform of the federation process but is an ongoing 
Specific Purpose Payment (SPP) with the Commonwealth providing $6.2 billion to the States over 
the five years from 2009. The NAHA funding includes funding for homelessness services 
(estimated at approximately $250 million) with the balance spent on housing. $1.3 billion is 
allocated in 2016-17. 

The issues of transparency between the commonwealth an states have been well documented we 
now point to additional issues. Four problems have been identified with the current structure and 
level: 

1. Adequacy 

2. Indexation 

3. Coverage 

4. Outcomes and measurement  

Adequacy: The NAHA has overseen a decline in the level of public housing as the base level is 
insufficient to meet the maintenance of the existing level of supply. Consequently state 
governments have looked to offload social housing to Housing Associations to enable them to 
attract Commonwealth Rent Assistance at a rising cost to the Commonwealth. Social Housing 
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supply has been static or decreasing slightly since 2007. In 2015, there were 403,767 social 
housing dwellings in Australia . In 2007 that figure was lightly higher, the decrease has occurred 6

despite the addition of 20,000 dwellings through the Nation Building Economic stimulus of 
2009-11, demonstrating the declining base. Relative to population the level of social housing has 
dropped alarmingly. 

The NAHA requires both an ongoing maintenance cost plus a long term housing growth fund 
dedicated to net new additional supply. The establishment of a growth fund would also provide 
the commonwealth with leverage to obtain reforms from states essential to the development of a 
housing reform process. The growth fund should be established to ensure reform and the 
development of an incentive/s to encourage private sector investment and complement 
adjustments to tax treatments. 

Within the SPP the level of funding for specialist homelessness services is only estimated which 
risks erosion within the SPP over time. We recommend that the homelessness component be 
separated or otherwise made discreet with the overall SPP. 

Indexation: the SPP is currently indexed to a growth factor of 1.5% in 2016-17.  This level of 7

indexation is inadequate to meet the rising cost of housing and specialist homelessness service 
provision and without change will ensure a decline in service levels and housing. Costs of 
service provision are higher than the level of indexation and require matching with the full CPI, 
wage cost indexation (previously used) or some other measure to ensure a greater viability 
overall and maintain existing funding at real cost levels. 
Coverage: The NAHA and CSHA have overseen a decline in affordable housing levels, 
especially in relation to population in part due to increased targeting of social housing to high 
needs and low income groups. In 2009 only 60% of allocations went to those in greatest need 
increasing to nearly 75% . Whilst it is commendable that those in highest need are allocated 8

housing it also means rental income has declined over time, undermining the viability of the 
system and leading to sell offs and other losses of properties to maintain surviving portfolios. 
This consequently means a lower level of housing available and a decline in the level of housing 
allocated to high need households. 
The greatest levels of housing stress are experienced by low income households in the private 
rental market who often pay more than 50% and often 65% of their income to attain housing.  As 9

the social housing system tightened eligibility it left more households vulnerable to the private 
rental market where rents have grown substantially, outstripping CPI and increasing the number 
of households in housing stress 

 Steering Committee for the Review of Government Service Provision, ‘Report on government services 6

2016’, chapter 17

 Commonwealth of Australia, Budget 2015-16: Budget Paper No. 3 at: http://www.budget.gov.au/7

2015-16/content/bp3/html/bp3_03_part_2f.htm.  The growth factor is the wage cost index 1, comprising 
a safety net wage adjustment weighted by 75 per cent and the all groups Consumer Price Index weighted 
by 25 per cent.

 http://www.pc.gov.au/research/ongoing/report-on-government-services/2016/housing-and-8

homelessness/housing/rogs-2016-volumeg-chapter17.pdf

 Rental Affordability Index, Community Sector Banking, Shelter Australia and SGS Economics & Planning, 9

November 2015

http://www.pc.gov.au/research/ongoing/report-on-government-services/2016/housing-and-homelessness/housing/rogs-2016-volumeg-chapter17.pdf
http://www.budget.gov.au/2015-16/content/bp3/html/bp3_03_part_2f.htm
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Outcomes and measurement: The NAHA moved from input measurement to outcomes 
measurement to rate its effectiveness. This change also removed requirements for matched 
funding from states and removed commonwealth controls over proportions of portfolios at 
state levels which could be transferred and sold. National Shelter is not opposed to utilising 
the management of the portfolio through transfers and sales but believes commonwealth 
influence over this  should be returned. In addition the move to outcome measures was 
poorly implemented meaning the measures are inadequate and the measurement difficult 
or meaningless, increasing the lack of accountability and transparency. 
The NAHA needs to be a broader based housing system covering low and low-moderate 
income households in the bottom 40% of household incomes. Not all low and moderate income 
households need a high level of assistance but our housing system ought be able to work to all 
those households and redress the imbalance of extremely high need and low income 
households in the system and improve its financial viability, potentially contributing to growth. 
To achieve this the current SPP should be enhanced by an additional new growth fund 
dedicated to expanding net new additional supply of affordable housing. The growth fund 
should be paid to states and territories as a National Partnership Agreement and could be used 
to negotiate greater transparency, meet commitments to transfer housing to community housing 
organisations, leverage other outcomes from states and territories (land, tax reforms, planning 
measures, tenancy legislation changes). Based on the average cost of new dwellings from the 
Nation Building Stimulus of $300,000 (20,000 dwellings for $5.85b) this would as a minimum 
produce an additional 50,000 social housing dwellings or if used to stimulate private sector 
investment might provide up to 500,000 dwellings as an incentive payment. 

Tax and Housing 
Capital Gains and Negative Gearing 
Tax concessions, including the exemption of owner-occupied housing from capital gains tax and 
land tax, discounts on capital gains tax for investment properties, and negative gearing (the ability 

to offset the costs of owning investment properties against other income), are detrimental to 
housing affordability.  Many of these tax concessions are counter-productive.  They encourage 

people to build larger houses than they need to tie up their savings in ‘tax-free’ residential home-
ownership that is non-productive and environmentally wasteful, restricts diversity in smaller types 

of built form and contributes to inflated prices and rents (TaxWatch, 2010). 

National Shelter is concerned about the impact of negative gearing, in combination with capital 

gains exemptions, on house prices.  Julian Disney, Director of the Social Justice Project at the 
University of New South Wales recommends that, like most other OECD countries, taxation policy 

in Australia should be modified so that interest and other housing investment expenses to the 
owner are deductible only against income from the property investment, and not from other 

sources such as an executive salaries or stocks and shares (Disney, 2009).   

The taxation benefits of negative gearing itself are heavily skewed, providing ten and a half times 

more benefit to the top 20 per cent of income households (Yates, 2009).  This effect of negative 
gearing is potentially becoming significant, and inflating prices for low and moderate income 

earners, as figures indicate 36% of all property owned by individuals, and 47% of all property 
other than owner-occupied dwellings, is owned by households in the top 20% of the income 

distribution (ABS, 2013).  Brody and McNess (2009) found that people in the top income quintile 
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are able to access up to $15,000 every year in tax concessions related to housing.  This is up to 
nine times the tax concessions accessed by people in the lowest income quintile.   

ACOSS (2015) recently published a report, ‘Fuelling the fire: negative gearing, capital gains tax 
and housing affordability’.  National Shelter supports its findings that negative gearing and capital 

gains tax discounts for investors together encourage over-investment in existing properties and 
expensive inner city apartments which lifts housing prices and does little to promote construction 

of affordable housing.  The report states: 

• Over half of individual taxpayers with geared rental housing investments are in the top 
10% of personal taxpayers (earning over $100,000 in 2011) and 30% earned over 
$500,000. 

• Over 90% of investor borrowing is for existing rental properties, not new ones, so 
investors are bidding up home prices without adding much to the supply of housing. 

• These tax breaks encourage speculative investment with an eye to capital gains, not 
patient investment with an eye to rental yields. 

• They reinforce the bias in favour of housing investment by small investors with one or 
two properties, when we need more investment by institutions such as super funds to 
stabilise the rental property market and give tenants more secure tenure. 

• They fuel speculative housing price booms that destabilise the economy and make it 
harder for the Reserve Bank to reduce interest rates when needed. With lending for 
investment properties rising by 150% in Sydney in the last three years, the Reserve Bank 
warns that investment housing bears close monitoring for signs of speculative excess.  

Adjusting tax policy to encourage affordable housing supply 
Taxation policies can be effective tools to promote the supply of suitable housing and encourage 

investment in affordable housing.  National Shelter believes that shifting taxation policies away 
from individual households, who are seeking short term capital gains, to overall institutional 

investment, will be of benefit to those living in rental accommodation.  

National Shelter recommends that the Australian Government continue to explore the savings 

income discount recommended by the Henry Review as an alternative to (among other things) 
negative gearing of rental income.  Part of the revenue savings could be used to strengthen tax 

incentives for investment in new affordable rental housing through a program such as a National 
Rental Affordability Incentive, revising the National Rental Affordability Scheme. 

National Shelter also supports the view of ACOSS, Disney and others that negative gearing 

should be “quarantined” against the same income source. Tax deductions for ‘losses’ on new 

investments should not be claimable against an individual taxpayer’s other income, including 
wages.  To protect people who made investment decisions under the existing rules, existing 

investments should not be affected: the current rules would still apply until the property is sold 
(ACOSS, 2015)  

National Shelter also believes there is merit in better targeting tax measures on housing to new 
supply of affordable housing, rather than allowing these to be focused on existing dwellings. 

Channelling investment into new construction will lead to better affordability outcomes. 

http://acoss.org.au/images/uploads/Fuel_on_the_fire.pdf
https://www.melbourneinstitute.com/downloads/hilda/Bibliography/Other_Publications/2011/Wood_Ong_McMurray_The_impacts_of_the_Henry_Review.pdf
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Rent Assistance 
Commonwealth Rent Assistance (CRA) provides assistance to low income renters in private rentals 
and community housing and prevents even more widespread housing stress, and housing 

affordability issues, among this group.  However, CRA has not kept pace with increasing rents and 
household costs and must be increased in order to minimise housing stress among low income 

renters.  The Harmer Pension Review found that because the rate of CRA is indexed to overall 
inflation, not to increases in rents, pensioners are on average $9 to $10 per week worse off over 

the period from 2000 to 2009 (Commonwealth of Australia, 2009).  In addition, many low income 
households are not eligible for CRA because it is only available to people on some categories of 

Centrelink payment. 

National Shelter recommends that the Australian Government increase the maximum rate of 

Commonwealth Rent Assistance by 30% (approximately $15 per week for those receiving 
maximum allowance), that this amount be indexed to the rental component of CPI from 2012 

onwards, and that eligibility be extended to all people who meet income test requirements, 
irrespective of their source of income. 

The provision of rent assistance will not in itself promote adequate supply, although it does 
provide an important subsidy to community housing organisations which in certain conditions can 

make the difference between viability and non-viability of social housing projects.   

The recommendations here need to be seen alongside recommendations about changing private 

rental investment, and more specifically about rent and subsidy arrangements in social housing.  
That said, along with other measures, rent assistance can provide an important add-on in the 

financial viability of community housing providers and any changes to CRA will need to be 
evaluated for their impact on this sector. 

The Reform of the Federation Housing and Homelessness Discussion Paper suggests replacing 
the National Affordable Housing Agreement (NAHA) with CRA for public housing tenants, who are 

not eligible under current arrangements, and linking public housing rents to market rents.  This 
suggestion was also one advanced by the Commission of Audit.  National Shelter believes that 

CRA for public housing tenants, or an equalised operational subsidy, could be used as an income 
stream for public housing authorities to fund operational maintenance, but should not been seen 

as a replacement for the NAHA Specific Purpose Payment.  Replacing NAHA with CRA, without 

additional capital funding, would severely limit States and Territories’ abilities to increase the 

supply of social and affordable housing and pay for crisis and transitional accommodation 
services.   

National Rental Affordability Incentive 
The National Rental Affordability Scheme (NRAS) was designed, in part, to contribute to the 
supply of affordable rentals and alleviate housing stress for a sub-set of the population (i.e. those 

over income for social housing but still unable to access affordable accommodation in the private 
rental market).   

As proposed by the National Affordable Housing Summit an incentive was required (either as a 
form of tax credit or a grant to community housing providers) to leverage private sector 
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investment to the task of building a supply of affordable rental housing. This proposal (75% 
C’wealth and 25% state) argued for tranches of incentives (up to 1000) to be issued to approved 

providers at a national level.  

The incentive would last 10 years to providers meeting specified minimum criteria (x proportion of 

1,2, bedroom, x proportion of outer, inner, regional) at specified levels of affordability (at least 
20% below market) and could be complemented by capital from state public housing investment, 

land from states or community providers, or other enhancements to enable private and eventual 
institutional investors to contribute to the task of building the scale supply of affordable rental 

housing. States could top up incentive payments for outcomes desired in their jurisdictions.  10

The resulting National Rental Affordability Scheme (NRAS) proceeded along a different direction 

in relatively small tranches which were location specific, with duplicated and inefficient approval 
processes and administration which also allowed some loopholes and allocation problems not in 

the proposed incentive. 

NRAS nonetheless added to the supply by 35,000 properties by the end of its reduced provision 

of incentives.  National Shelter recommends reinstating a redesigned National Rental Affordable 
Incentive (NARI) to deliver 15,000 additional affordable rental dwellings per annum and maintain 

investor confidence in the program, while the program is reviewed and problems are addressed 
to ensure a viable future program of incentives for private investment.  Once this is completed 

and program improvements are made, National Shelter recommends extending a NARI by an 
additional 50,000 incentives over a further 10 year program and investigating a lower incentive to 

maintain existing NRAS properties as affordable rentals. 

Aboriginal and Torres Strait Islander Housing 
Aboriginal and Torres Strait Islanders continue to experience the highest levels of housing 
stress and overcrowding in Australia. 

In the Report on Government Services 2016, the Productivity Commission reveals that 34% 
of Aboriginal and Torres Strait Islander public housing tenants live in accommodation that 
does not meet basic acceptable standards (defined as having working facilities for washing 
people, washing clothes, storing/preparing food, and sewerage, and no more than two 
major structural problems) .  11

It is difficult to engage in school/work/community when you don’t have access to basic living 
standards. Investing in adequate housing contributes to better social, education and health 
outcomes, and conversely an absence of adequate accommodation or severely 
overcrowded accommodation undermines other government efforts aimed at closing the 
gap.  

Despite funding provided through the National Partnership Agreement on Remote 
Indigenous Housing (NPARI), significant housing disadvantage remains for Aboriginal/Torres 
Strait Islander peoples in remote areas.  

National Shelter urges a continuation of funding to lift the levels of housing disadvantage in 
remote communities. 

 http://www.australianreview.net/digest/2007/election/disney.html10

 Productivity CommissionROGS 2016 table 17A.1511

http://www.australianreview.net/digest/2007/election/disney.html
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Over 75% of Aboriginal and Torres Strait islander households live in urban and regional, 
rather than remote, settings and continue to suffer discrimination in rental markets across 
Australia. Reforms to the community housing sector through the NAHA and the introduction 
of a national regulatory scheme (NRS), have been poorly applied to Indigenous Community 
Housing Organisations (ICHOs). 

ICHOs have been subject to a process of transferring out of federal jurisdiction and into 
state jurisdictions with varied success across states. This has left many ICHOs, particularly in 
Queensland outside the system without access to desperately needed maintenance funding 
because of a failure to register as providers for many. ICHOs in many cases own land and 
housing which is now unable to utilise the potential benefits of being registered as providers 
which is wasting a potential base to grow housing specifically targeted at Aboriginal and 
Torres Strait islander households. 

National Shelter recommend that the Commonwealth negotiate with states to identify a 
specified proportion of NAHA funding be dedicated to ICHOs to enable a growth strategy 
to be developed for Indigenous Community Housing. 

Specialist Homelessness Services 
Currently the funding for Specialist Homelessness Services is contained with the NAHA but 
not identified as a specified proportion of the SPP payment to states. This risks diluting the 
importance of SHS funding as it leave states to determine funding levels without reference 
to any guide or level. 

National Shelter recommends the funding for SHS’s within the NAHA be either made 
discreet or removed from the NAHA and be made as a National Partnership Agreement on 
Specialists Homelessness Service provision.  

Recommendations 
Recommendation: Establish a long-term Affordable Housing Growth Fund 

An Affordable Housing Growth Fund should be established with a commitment of $750 million 
in the first year, growing to $15 billion over 15 years. This funding should be explicitly for 
expanding the stock of affordable housing and, over time, could be directed towards direct 
capital funding and investment in incentives for institutional investors to deliver net new 
additional supply at scale. Program guidelines should enable housing providers to draw on a 
range of affordable housing programs to deliver maximum affordability and provide mixed 
tenure developments. Given the design of a financing mechanism will take some time, funding 
in the first year should be delivered through a revived Social Housing Initiative National 
Partnership Payment to the states and territories for capital funding of social housing. 

Cost: $750 million in 2016-17 ($1000 million in 2017-2018) 

Recommendation: Review and reinstate a National Rental Affordability Incentive 
A National Rental Affordability Incentive program should be reinstated after redevelopment to 
provide an incentive to leverage private and institutional finance into the delivery of affordable 
housing. The new incentive would be designed to encourage scale investment in scale 
affordable housing as an incentive to complement other funding sources to deliver mixed 
tenure developments using the community housing sector and private developers in concert. 
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 Cost $100 million in 2016-17 (120m in 2017 -18)    12

Recommendation: Review Commonwealth Rent Assistance and increase the maximum rate of 
CRA 

CRA should be reviewed to ensure that it best meets the needs of people who are on low 
incomes. As a first step, the maximum rate of CRA should be increased from 1 June 2016 by 30% 
(approximately $22 per week) for low income households currently receiving the highest rate of 
CRA. 
 Cost: $750 million in 2016-17 ($770 million in 2016-17)  13

Recommendation:  Index the National Partnership Agreement on Homelessness  

That the Commonwealth reinstate capital and research funding under the National 
Partnership Agreement on Homelessness and index the Agreement to the CPI or the wage 
price index, whichever is higher. 

 Cost: $3 million in 2015-16 ($3 million in 2016-17)  14

Recommendation: Improve the adequacy of NAHA indexation 

As an interim measure, until a new national housing agreement is developed, index funding 
under the National Affordable Housing SPP to a growth factor linked to the CPI, with the 
relevant proportion which funds staff indexed to wages. 
 Cost: $13 million 2015-16 ($27 million 2016-17) 

Recommendation : Deductions for expenses for investments in assets such as property and 
shares should be limited and the existing tax concessions for residential property investment 
replaced by a new rental housing investment incentive. 

(1) Income tax deductions for expenses (such as interest payments on debt) relating to 
passive investments in such assets yielding capital gains (such as housing, shares and 
collectables) should be limited to income received from those assets, including capital 
gains realised on subsequent sale. This should apply to all new investments of this type 
entered into after 1 January 2017. 

(2) Part of the revenue saved from this measure should be used to introduce a two-tier 
rental housing investment incentive paid as an annual tax offset for a fixed period (such 

 Calculated based on NRAS 2013 payments plus CPI12

 Calculated using Stinmod and indexed to growth in CRA expenditure.13

 This calculation is based on the funding for 2016-17 indexed to the wage price index at   2.75%.14
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as 10 years) in respect of new dwellings or improvements for residential rental purposes, 
below a fixed construction cost. A higher rate would apply to dwellings defined as 
‘affordable rental housing’, as part of a wider package of incentives to support 
investment in affordable housing. 

 Saving: $500 million ($1,000 million in 2017-18) 
Recommendation: funding for SHS’s within the NAHA be either made discreet or removed from 
the NAHA and be made as a National Partnership Agreement on Specialists Homelessness 
Service provision. 
 Cost: Nil 
Additionally we also recommend the government prioritise the following to 
complement these budget adjustments: 

• Establish a Cabinet Minister for Housing within an Urban and Regional Development or 
Infrastructure portfolio to drive reform and utilise all the levers available; 

• Utilise Commonwealth funding and other incentives to improve transparency and 
accountability between the Commonwealth and States and to encourage State level 
reform to planning, changing from stamp duty to land tax and to make more well 
located land available for affordable housing; 

• The Commonwealth should negotiate with states to identify a specified proportion of 
NAHA funding/growth funding or both be dedicated to ICHOs to enable a growth 
strategy to be developed for Indigenous Community Housing. 

• Continue to reform the provision of affordable housing including social housing via 
transfers of state housing supply to the NFP sector with commitments to title transfer at 
negotiated levels, with at least one third transferred to the NFP sector; 

• Negotiate to re-establish funding for a dedicated housing and homelessness peak body 
or bodies to provide advice to governments on housing and homelessness issues, 
policy and programs and to advocate publicly for improved housing and homelessness 
responses. 
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