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Matter Type: Committee Reports 

  
 
 

RECOMMENDATION: 
(a) That the Council adopt the Georges River Affordable Housing Policy 2021 (Attachment 1 

to this report). 
(b) That the Director Environment and Planning be authorised to approve any minor 

modifications to correct any numerical, typographical, mapping, interpretation and 
formatting errors, if required, to improve clarity and readability. 

 
EXECUTIVE SUMMARY 
1. A draft Affordable Housing Policy was prepared and presented to Council (ENV006-21) for 

endorsement for community consultation at the March 2021 Council Meeting. 
2. The draft Policy was placed on community consultation from 24 March to 24 April 2021 

with 9 (nine) submissions received. This report addresses the submissions received and 
recommends that Council adopt the Affordable Housing Policy with no changes from the 
exhibited version.  

BACKGROUND 
3. One of the objectives of the Environmental Planning and Assessment Act 1979 is the 

delivery and maintenance of affordable housing. The metropolitan plan for Sydney – The 
Greater Sydney Region Plan and the South District Plan support this objective.  
Specifically, the South District Plan states: 
Objective 11 - Housing is more diverse and affordable of the Region Plan and Planning 
Priority S5 - Providing housing supply, choice and affordability, with access to jobs, 
services and public transport of the South District Plan also support the provision of 
affordable housing in our local government area (LGA). 

4. The NSW Government’s key policies that facilitate and encourage the development of new 
affordable housing and the maintenance of existing affordable housing include: 
a. State Environmental Planning Policy (Affordable Rental Housing) 2009 (ARH SEPP) 
b. State Environmental Planning Policy No 70 - Affordable Housing (Revised Schemes) 

(SEPP 70) 
5. In February 2019, SEPP 70 was expanded to include all councils across NSW. This 

amendment removes the administrative step of entering a LGA into SEPP 70, thereby 
expediting councils' ability to investigate and develop an Affordable Housing Contributions 
Scheme (AHCS).  

6. The NSW Government has also placed on community consultation a proposed Housing 
Diversity State Environmental Planning Policy (Housing Diversity SEPP) which aims to 
facilitate the delivery of diverse housing that meets the needs of the State’s growing 
population and will support the development of a build-to-rent sector. The Housing 
Diversity SEPP would consolidate three current SEPPs and update some planning 
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provisions in response to community and council concerns about boarding house and 
seniors’ housing development. 

7. The Georges River Community Strategic Plan includes the following goal and strategies: 
a. Goal 5.2: Affordable and quality housing options are available 

i. Strategy 5.2.1: Partner with State agencies to increase supply of affordable 
housing for residents on very low to moderate incomes. 

ii. Strategy 5.2.2: Advocate to the NSW Government to include ‘key worker’ 
housing for moderate income earners to be included in affordable housing 
initiatives. 

iii. Strategy 5.2.3: Advocate to the NSW Government to include mandatory 
affordable housing requirements in Council LEPs. 

iv. Strategy 5.2.4: Develop policies that encourage a greater supply of housing 
diversity and choice. 

v. Strategy 5.2.5: Council-led development proposals incorporate, where feasible, 
options that support affordable and diverse housing. 

8. The Georges River Local Strategic Planning Statement specifies measures to deliver an 
increased proportion of affordable housing provision in all new development. This includes 
planning priorities to deliver: 
a. P9 A mix of well-designed housing for all life stages caters for a range of needs and 

incomes 
i. A47. Complete a Local Housing Strategy that includes planning for District Plan 

housing targets, a hierarchy of residential zones, providing targets for inclusive 
housing and addressing housing diversity 

ii. A51. Utilise the provisions for planning agreements in the EP&A Act for 
affordable housing, drawing from the outcomes of the Inclusive Housing 
Strategy. 

9. Georges River Council prepared several studies that have informed the Georges River 
LEP 2020 which was lodged with the Department of Planning, Industry and Environment 
on 30 June 2020 for gazettal. One of the key studies is the Local Housing Strategy and the 
accompanying Housing Investigations Areas Paper which details how and where 
additional housing will be provided in the LGA.  

10. Council also prepared an Inclusive Housing Strategy and Delivery Plan which has 
informed the Local Housing Strategy. It ensures that the Local Housing Strategy reflects 
and promotes the inclusion of affordable/inclusive housing for the whole Georges River 
Community. The Delivery Plan in the Strategy provides a number of mechanisms that 
encourage and support Inclusive Housing. 

11. The key aims of the Inclusive Housing Strategy are: 
a. To research and develop strategies to increase affordable housing supply for a range 

of households including the very low to moderate income households, seniors, 
people with a disability, students, key workers and the broader residential market 

b. To encourage the provision of affordable, adaptable and diverse housing 
c. To develop planning controls and mechanisms that prevent the loss of existing and 

deliver new supplies of affordable housing 
d. To advocate for, and build partnerships to increase, affordable and liveable housing 
e. To explore options for managing affordable housing. 
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12. The Inclusive Housing Strategy contains a Delivery Plan. Work has commenced on some 
of the Strategies and actions in the Delivery Plan, including the preparation of an 
affordable housing policy.  

DRAFT AFFORDABLE HOUSING POLICY  
13. A draft Affordable Housing Policy was prepared and presented to Council at its 22 March 

2021 Council meeting for endorsement for community consultation.  
14. On 22 March 2021, Council resolved:  

a. That the Council endorses the Draft Georges River Affordable Housing Policy 2021 
for community consultation for a minimum period of 28 days. 

b. That a further report will be provided to Council following the exhibition period. 
15. The draft Policy contains the affordable housing targets from the Inclusive Housing 

Strategy and details Council’s commitment to increasing the range and supply of 
affordable housing in the Georges River to meet the growing needs of a range of 
households, including the very low to moderate income households, singles, families, 
couples, seniors, people with a disability, students, key workers and the broader 
residential market, including first home buyers.  

16. The purpose of the draft Policy is to outline Council’s position and approach to the 
provision of affordable housing in Georges River. The Policy comprises principles and 
policy statements that together will guide Council’s actions to support affordable housing. 

17. The draft Policy restates the targets in the Inclusive Housing Strategy which are: 
a. 2020-2025 - 14 affordable dwellings per year (70 dwellings to 2025, at 1.5%) 
b. 2025-2030 - 24 affordable dwellings per year (120 dwellings to 2030, at 4%) 
c. 2030-2040 - 34 affordable dwellings per year (340 dwellings to 2040, at 6%) 

18. These targets will achieve between 5% and 10% of new dwellings as affordable dwellings 
by 2040, consistent with the GSC requirement.  

19. The draft Policy contains a number of policy statements outlining: 
a. Council’s commitment to affordable housing,  
b. The intended recipients of affordable housing,  
c. Targets for new dwellings 
d. Establishment of an Affordable Housing Contributions Scheme, 
e. Partnerships, and 
f. Overall Planning and Management 

COMMUNITY ENGAGEMENT 
20. The draft Affordable Housing Policy was placed on public exhibition from 24 April to 24 

March 2021. 
29. The notification for the public exhibition included the following: 

• Dedicated page on Council’s Your Say website (under Public Exhibitions); and 

• Displays in Council’s Customer Service Centre and libraries including the draft 
Policy. 

21. 9 (nine) submissions were received and are summarised in Table 1 below. The 
submissions do not object to the Policy but mainly raise issues regarding the affordable 
housing provision itself.  
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22. The submission by the Community Housing Industry Association NSW does raise matters 
that will need to be covered when developing partnerships and management programs of 
community housing provided under the Council’s Policy and associated Affordable 
Housing Contributions Scheme. These are listed in Paragraph 29 of this report. 

 
Table 1 – Summary of Submissions received 

 
No. 

 
Property 
Suburb 

Summary of Submission Response to Submissions 

1 Bexley Requests that there be enough facilities, 
such as public parking, to support 
affordable housing. States that parking 
is an ongoing issue, and that they have 
not seen an increase despite new high-
density housing. 

Parking rates for affordable 
housing are levied at reduced 
rates under the State Policy which 
Council has no power over.  

2 Peakhurst Suggests that more diverse affordable 
housing is needed, not just units.  

The Policy aims to encourage all 
forms of housing not just units. 

3 Lugarno Would like to see affordable housing 
close-by for their family to live, rather 
than travelling an hour to see them.  

Submission noted.  

4 Narwee Explains that the Department of Housing 
has built units in their street, managed 
by St George Community Housing. 
There is a concern with a tenant’s 
behaviour and as such, they feel they 
are no longer safe.  
Explains that they have sent numerous 
complaints to St George Community 
Housing which have not been dealt with. 
Requests that no more St George 
Community Housing be developed. 

The Policy does not reference a 
housing provider – it states in 
Section 6 that Council will 
establish appropriate practices for 
the dedication and management 
of affordable housing including 
establishing relationships with 
affordable housing mangers.  

5 Beverly Hills Explains that The Leader reported that 
several social housing developments 
were being rented out at market rates in 
the Shire. Believes Council needs to do 
the same and ensure there is monitoring 
and enforcement of those rules, such as 
fines. 

Section 6 of the Policy requires 
that Council establish appropriate 
practices for the dedication and 
management of affordable 
dwellings, including: 
• Establishing appropriate 

conditions of development 
consent to ensure the transfer 
of funds and affordable 
dwellings; and 

• Establishing, in consultation 
with affordable housing 
managers or community 
housing providers, the 
timeframe for affordable 
dwellings in perpetuity. 

6 Kyle Bay States that affordable housing does not 
help the community.  
Believes that there are issues that come 
with low-income housing, including 
lower surrounding house prices, an 
increase in crime and an increase in 
Council costs to support these housing 

Council is to note that the 
Inclusive Housing Strategy found 
that: 
• Sales prices in the Georges 

River LGA are generally over 
the average for Greater 



Georges River Council – Environment and Planning Committee Monday, 10 May 2021 Page 5 
 

No. 
 

Property 
Suburb 

Summary of Submission Response to Submissions 

residents.  
Believes Council should focus on other 
commitments instead. 
 

Sydney. 
• Rents in the Georges River 

LGA are generally over the 
average for Greater Sydney.  

• While average weekly 
mortgage repayments are 
similar to the overall amount 
for Greater Sydney, there is 
significant variation within the 
LGA, particularly in Kogarah 
Bay - Carss Park, Hurstville 
Grove with $735 and Connells 
Point - Kyle Bay which are 
substantially above the 
Greater Sydney median.  

• A significant number of 
households in the Georges 
River LGA are experiencing 
mortgage stress and a 
substantially higher number in 
rental stress. 

7 Mortdale Believes that affordable housing should 
only be permitted in R2 zones, 
complying with the same development 
controls as freestanding houses.  
Believes that the privacy and amenity of 
neighbouring properties must be 
guaranteed; rooms in boarding houses 
must not overlook neighbouring 
properties; adequate parking must be 
provided; properties should be setback 
from the footpath to avoid cars exiting 
the property and injuring pedestrians; 
and housing must be designed in a 
COVID safe way, including space to 
'work from home' and exercise. 

Restricting affordable housing to 
just the R2 Low Density 
Residential Zone is not 
practicable not commercially 
feasible.  

The Policy in Section 2 states that 
affordable housing is to be 
provided for a range of 
households, including the very 
low to moderate income 
households, singles, families, 
couples, seniors, people with a 
disability, students, key workers 
and the broader residential 
market, including first home 
buyers. This encourages the full 
range of zones to be investigated 
for affordable housing. 

In granting consent to 
development Council is required 
to consider privacy and amenity of 
neighbouring properties, private 
open space and carparking.  

8 Not provided Submitter is in favour of more affordable 
housing but questions the Affordable 
Housing Targets specified in Item 3.1 of 
the Policy. In particular: 
• Questions how the targets were set, 

whether there are statistics on low 
level income, and what is the 
meaning of "to allow the 
development industry and market to 
adjust to this new requirement". 
Believes 14 affordable dwellings per 

The Greater Sydney 
Commission’s Greater Sydney 
Region Plan indicates that 5% to 
10% of new dwellings are to be 
dedicated as affordable housing. 
Council’s Inclusive Housing 
Strategy states that whilst 
recognising the Commission’s 
requirements, Council is 
proposing to stagger the 
introduction of affordable housing 
targets to allow the development 
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No. 
 

Property 
Suburb 

Summary of Submission Response to Submissions 

year would not meet the need, given 
plans to increase population by 
2035 and factors such as ageing 
population. Instead, suggests that a 
percentage of what developer’s 
build be given to affordable housing.  

• Believes essential workers are not 
the ones in most need of affordable 
housing if they have a job, as it will 
not address the issue of 
homelessness.  

• Questions what type of housing will 
be built. Believes scattered 
properties throughout the LGA 
would be fine as it maintains the 
fabric and value of the area. 
However, is against blocks of units 
in areas that should be reserved for 
medium density.  

• Is concerned about rezoning of land, 
and the approval of developments 
that do not suit the fabric of the LGA 
and needs of the community.   

 

industry and market to adjust to 
this new requirement. It is 
proposed that the following 
affordable housing targets could 
be applied to Georges River LGA: 
• 2020-2025 14 affordable 

dwellings per year 
• 2025-2030 24 affordable 

dwellings per year 
• 2030-2040 34 affordable 

dwellings per year. 
These targets will achieve 
between 5% and 10% of new 
dwellings as affordable dwellings 
by 2036, consistent with the GSC 
requirement. The target would 
apply to approved dwellings.  

Section 2 of the Policy states that 
affordable housing is to be 
provided for a range of 
households, including the very 
low to moderate income 
households, singles, families, 
couples, seniors, people with a 
disability, students, key workers 
and the broader residential 
market, including first home 
buyers. It further states that a 
percentage of the housing is to be 
allocated to households with 
special needs; such as families / 
persons escaping domestic 
violence. 

The Policy does not designate 
areas for affordable housing – this 
will be led by the market – 
however it is agreed that such 
housing be provided throughout 
the LGA. 

The Policy does not propose the 
rezoning of land for affordable 
housing. 

9  The submission supports the draft Policy 
and recommends that Council review 
the development standards in its local 
environmental plan (LEP) and 
development control plans to ensure 
they do not unreasonably constrain the 
supply of genuinely affordable housing.  

That Council consider planning 
incentives to help unlock opportunities 
for affordable housing delivery. This 
could include height or floor space 
bonuses in exchange for additional 
affordable housing provision, in 
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No. 
 

Property 
Suburb 

Summary of Submission Response to Submissions 

recognition of the public benefit created 
by affordable housing. Alternatively, this 
could involve a reduction in car parking 
requirements to support viability of 
affordable housing development, in 
recognition that car ownership tends to 
be lower amongst occupants of social 
and affordable housing. The submission 
also suggests the following amendments 
to the draft Policy: 
• Section 1 – Council’s Commitment: 

Recommends a review of the 
development standards in the LEP 
and DCPs to ensure they do not 
constrain the supply of affordable 
housing, and that Council considers 
planning incentives to deliver 
affordable housing.  

• Section 2 – Who is the housing for? 
Recommends that a detailed 
eligibility criteria and allocation of 
priorities be included so that 
affordable housing meets identified 
needs.  

• Section 3 – Affordable Housing 
Targets: Explains that current NSW 
Government policy limits the 
application of Affordable Rental 
Housing Target (ARHT) to new 
growth precincts undergoing 
rezoning. Recommends a broader 
affordable housing target be set that 
considers housing needs and supply 
from a range of sources, not just 
ARHT.  

• Section 4 – Affordable Housing 
Contributions Scheme (AHCS): 
Recommends prioritising the 
establishment of the AHCS to 
ensure opportunities for securing 
contributions are not missed. 
Explains that if the preparation of an 
AHCS is delayed, land values will 
continue to increase in the 
meantime, reducing potential scale 
of affordable housing contributions. 
Suggests that: 

- Council commits to an 
AHCS being applied to all 
areas being up zoned, not 
just sites within 
centres/adjoining centres;  

- Council expedites updates 
to its VPA Policy to ensure it 
complies with recent 
Ministerial Directions; and 

 
 
 
 
 
 
 
 
No change is recommended to 
Section 1 at present. The 
Affordable Housing Contributions 
Scheme currently being prepared 
for the Mortdale Local Centre will 
result in an amendment to the 
Georges River LEP. 
 
No change is recommended to 
Section 2 as detailed eligibility 
criteria and allocation of priorities 
will be covered in any agreement 
with a social housing provider. 
 
No change is recommended to 
Section 3 – the Council’s targets 
were developed during the 
preparation of its Inclusive 
Housing Strategy. 
 
 
 
 
 
No change is recommended to 
Section 4. The Policy clearly 
states that the AHCS for the 
centres will be staged over a 
period of 3 years from 2021.  
The mechanism to require 
affordable housing is the AHCS. 
Council’s first area to be covered 
by an AHCS will be land within 
the study area of the Mortdale 
Local Centre Masterplan. 
The current review of the 
Council’s VPA Policy has been 
deferred as a result of the new 
Practice Note issued in March 
2021. A new review will 
commence in FY21/22 (subject to 
the Budget for FY21/22 being 
adopted). 
No change is recommended as  
the Council’s targets were 
developed during the preparation 
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No. 
 

Property 
Suburb 

Summary of Submission Response to Submissions 

- Planning proposals seeking 
significant uplift should not 
progress until an updated 
VPA policy or AHCS is in 
place.  

Regarding staging the AHCS over 3 
years (Item 4.3), suggests a 
strategic, long-term approach to 
implementing affordable housing 
targets by increasing the affordable 
rental housing target over time. The 
timeframe for the commencement of 
a higher affordable housing 
requirement should be sign-posted in 
the Draft Policy and the AHCS so 
these higher rates are factored into 
future land cost expectations. 

• Section 5 – Partnerships: Supports 
the Draft Policy’s commitment to 
work with stakeholders, including 
community housing partnerships, to 
achieve outcomes. 

• Section 6 – Planning and 
Management: Recommends that 
policies and procedures relating to 
affordable housing include: 

- Procedures for selecting 
and engaging a community 
housing partnership to take 
on ownership/management 
of properties;  

- Household eligibility criteria;  
- Policies relating to rent 

setting; 
- Expectations for the 

management and 
maintenance of properties;  

- Policies governing 
management of, and use of 
revenue from, affordable 
housing. 

Section 7 – Review of Affordable 
Housing Program: Recommends that 
the Draft Policy includes key 
performance indicators. 

of its Inclusive Housing Strategy. 
 
 
 
 
 
 
 
 
 
 
 
 

Noted 
 
 
 
No change is recommended to 
Section 6 – the items listed in the 
submission will be covered in 
community housing partnerships 
(Section 5) that Council will need 
to enter into.  
 
 
 
 
 
 
 
 
 
 
 

No change is recommended to 
Section 7 – the KPI of targets has 
already been set and contained in 
Section 3 of the Policy. 

 
23. The submissions received and detailed above have not resulted in any changes from the 

exhibited version. This report recommends that Council adopted the Policy as exhibited.  

AFFORDABLE HOUSING CONTRIBUTIONS SCHEME (AHCS) 
24. Action 2.1.1 of the Inclusive Housing Strategy’s Delivery Plan states:  

a. Prepare an Affordable Housing Contributions Scheme (AHCS) 
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i. An affordable housing contributions scheme would be prepared to comply with 
the Department of Planning, Industry and Environment’s Guideline 

ii. Inclusion of the scheme into Council’s LEP 2022 is subject review by DPIE and 
public exhibition. 

25. Council has commenced Part 2 of the Commercial Centres Strategy by starting with a 
detailed review of one local centre (being Mortdale Local Centre) within the LGA through a 
place-based master planning process.  The review of Mortdale Local Centre will go on to 
inform the review of the other local centres as part of the preparation of the Commercial 
Centres Strategy and LEP 2022, as well as providing guidance for the assessment of 
proponent-led planning proposals in the area. 

26. The completion of a masterplan will enable a holistic review of the centre and its 
surrounding area to encourage urban renewal, improve the amenity and quality of the built 
environment and public domain as well as provide new housing and employment 
opportunities to create a vibrant local centre. 

27. Conybeare Morrison has been appointed and has been requested to investigate an 
Affordable Housing Contributions Scheme tied to the Mortdale Masterplan. Further 
information will be provided to Council as the project progresses. 

28. The funding of this project is tied to the Accelerated LEP funding from DPIE which was 
statutorily required to be delivered by 31 March 2021. 

NEXT STEPS 
29. There are several actions that will follow from the adoption of the Policy as follows:  

a. Planning framework to be developed through State Environmental Planning Policy 
No. 70 - Affordable Housing Contributions Scheme. In February 2019 the SEPP was 
amended to apply to all councils within NSW. The SEPP provides a mechanism for 
Council to develop schemes and levy developer contributions for affordable housing 
via conditions of consent.  
As indicated above Council has commenced an affordable housing contributions 
scheme as part of the Mortdale Local Centre masterplanning work currently 
underway. When adopted by Council this scheme will be the framework for other 
centres. It is anticipated that the scheme will be presented to Council in June.  

b. Management framework to be developed for the management of affordable housing 
stock that is provided to Council as part of a development consent or a planning 
agreement. This will involve Council entering into an agreement with a social housing 
provider such as St George Community Housing.  As this component develops 
updates will be provided to Council. This will include: 
i. Procedures for selecting and engaging a community housing partnership to take 

on ownership/management of properties;  
ii. Household eligibility criteria;  
iii. Policies relating to rent setting; 
iv. Expectations for the management and maintenance of properties; and 
v. Policies governing management of, and use of revenue from, affordable 

housing. 
c. Planning Agreements – the Policy provides the Council’s policy position on affordable 

housing. The Council’s Planning Agreement Policy is currently under review and that 
review will now include the provision of affordable housing as a public benefit that 
could be provided by an applicant/proponent. 

d. Monitoring and reviewing the Council’s Affordable Housing Program in 2026. 
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FINANCIAL IMPLICATIONS 
30. No financial/budget impact for this report. However, some of the actions in the Policy may 

have financial implications which will be reported to Council if/when required. 

RISK IMPLICATIONS 
31. No risks identified. 

FILE REFERENCE 
CM9 SF20/4601 & D21/92629 
 
 
 
ATTACHMENTS  
Attachment 1 Georges River Affordable Housing Policy 
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	26. The completion of a masterplan will enable a holistic review of the centre and its surrounding area to encourage urban renewal, improve the amenity and quality of the built environment and public domain as well as provide new housing and employmen...
	27. Conybeare Morrison has been appointed and has been requested to investigate an Affordable Housing Contributions Scheme tied to the Mortdale Masterplan. Further information will be provided to Council as the project progresses.
	28. The funding of this project is tied to the Accelerated LEP funding from DPIE which was statutorily required to be delivered by 31 March 2021.
	29. There are several actions that will follow from the adoption of the Policy as follows:
	a. Planning framework to be developed through State Environmental Planning Policy No. 70 - Affordable Housing Contributions Scheme. In February 2019 the SEPP was amended to apply to all councils within NSW. The SEPP provides a mechanism for Council to...
	As indicated above Council has commenced an affordable housing contributions scheme as part of the Mortdale Local Centre masterplanning work currently underway. When adopted by Council this scheme will be the framework for other centres. It is anticip...
	b. Management framework to be developed for the management of affordable housing stock that is provided to Council as part of a development consent or a planning agreement. This will involve Council entering into an agreement with a social housing pro...
	i. Procedures for selecting and engaging a community housing partnership to take on ownership/management of properties;
	ii. Household eligibility criteria;
	iii. Policies relating to rent setting;
	iv. Expectations for the management and maintenance of properties; and
	v. Policies governing management of, and use of revenue from, affordable housing.
	c. Planning Agreements – the Policy provides the Council’s policy position on affordable housing. The Council’s Planning Agreement Policy is currently under review and that review will now include the provision of affordable housing as a public benefi...
	d. Monitoring and reviewing the Council’s Affordable Housing Program in 2026.
	30. No financial/budget impact for this report. However, some of the actions in the Policy may have financial implications which will be reported to Council if/when required.
	31. No risks identified.
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