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EXECUTIVE SUMMARY

Executive Summary
North Sydney Council has a long-standing commitment to affordable housing in its Local
Government Area that has included research and advocacy, partnerships with local social housing
providers, and redeployment of its own resources for affordable housing. A key strategy has been
to levy developers for the loss of affordable bed spaces under Section 94 of the Environmental
Planning and Assessment Act 1979 (NSW).
The difficulty in protecting and/or replacing affordable housing stock that has been lost in the North
Sydney LGA has been apparent to council for some time. Based on our review of Council records,
since the program began in 1984 approximately 2,000 affordable bed spaces have been lost.1 Over
the years, through contribution of land, partnerships with State Government authorities and funds
levied, Council has been able to mitigate this loss through its partial or full ownership of 26
properties comprised of 41 multi-unit dwellings and houses, and two boarding houses used for
affordable housing. These properties include a multi unit Nursing Home and two services offering
emergency accommodation to youth. Council’s goal to replace 5% of affordable housing stock lost
has been difficult to achieve due to the high cost of replacement.2 Since 1998, when Council’s
contribution has been limited to partnerships and levies, approximately 15 bed spaces have been
replaced.3
The portfolio of affordable housing properties has a mix of implications for Council with regard to
operational costs. 11 of the properties are managed and maintained by the NSW Department of
Housing or other body at no cost to Council. North Shore Community Housing (NSCH) manages the
remaining15 properties. Between 1997 and 2006, the properties managed by NSCH have provided
75 new tenancies for those with the highest needs in the community. In recent years, Council has
made an annual contribution to the capital maintenance of these 15 properties, with NSCH
responsible for the cyclical maintenance. A strategic objective of this study is to develop
mechanisms for enabling NSCH to be financially independent of Council with regards to
maintenance, while proposing new strategies to increase the amount of affordable housing
available to the North Sydney community.
However, the affordable housing strategy employed by Council may be nearing the end of its
practical life due to a dwindling stock of boarding houses and non-strata subdivide flats and units,
as well as possible state wide changes to how Section 94 funds can be collected and used by local
government. It is therefore timely for Council to consider its options for carrying its affordable
housing strategy forward into the future, and particularly for sustainable use of its existing stock
and of increasing this stock to meet growing need.
Despite the presence of State Planning Policies designed to address the loss and provision of
affordable rental accommodation (namely SEPP 10 and SEPP 70) the problem of affordable housing
has continued to increase in North Sydney and in communities around the state at an accelerated
rate. Moreover, the provision of public rental housing by the NSW Department of Housing has also
undergone significant changes. Major cuts to Federal Government capital funding over the past
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decade and an increased reliance on demand-side strategies combined with an increasingly lowincome and high need tenant group and ageing stock have led to a decrease in public housing
stock in proportional and numerical terms.

These types of drivers are in part leading to an

increased role for the Community Housing sector. The changing policy landscape at the Federal
and State level indicates that there may be increased opportunities for local government
authorities and social housing providers who have positioned themselves through research and
other preparatory work to increase their stock of affordable housing.
Council is currently updating its Local Environmental Plan (LEP), Residential Strategy and Social
Plan. These planning documents are vital in shaping the future of any revised affordable housing
strategy. It is within this context that Judith Stubbs & Associates was engaged to identify a range
of alternative options for North Sydney Council to develop a ‘next generation’ affordable housing
strategy based on current data, a review of the effectiveness of past practices and an assessment
of future opportunities.
Our reporting to Council is a two-stage process. This Background Report is stage 1 of the project,
and provides a comprehensive analysis of current and historic trends and interactions of housing
demand, supply, cost and affordability. It also details the extent of loss and provision of affordable
housing since the mid-1990s and describes the profile of residents who occupy and require
affordable housing of the various types available in the community. It provides an analysis of the
nature of North Sydney Council’s role in this area to date, and a preliminary assessment of the
impacts of Council’s involvement. This report lays an essential foundation from which to develop
strategies that are effective, feasible and efficient in stage 2 of the project.
The following provides a brief summary of the findings of this study set out in the various chapters
of the report.

Chapter 4 – The Demand for Housing
North Sydney LGA has experienced a relatively high growth in resident population, with an
increasing household income and a population that is becoming slightly more culturally diverse.
Population growth from 2001-2006 was primarily the result of natural increase (childbirth), due to
a small net out-migration during the period.
Individual and household incomes are high, and residents of the area have become wealthier over
the past decade, indicating a displacement of lower-income populations over time with younger
high-income professionals and ‘cashed-up’ middle-aged adults as well as the higher earning
capacity of the resident population. The relatively low number of persons per dwelling is influenced
by the high proportion of younger relatively high-income households made up of lone persons and
‘couples with no children’ moving into or remaining in the area, many of whom are likely to be
renting close to where they work.
Migration data shows considerable and fairly balanced geographical ‘churn’, with around half of all
households moving to and from relatively close by areas in northern Sydney. Overall, couples with
children in their 30s and 40s are moving out, probably seeking larger or more appropriate
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accommodation, and are being replaced with childless couples and singles.

Net in-migration is

almost entirely from those aged 20-29 years. The age and household profile also reflects the
nature and tenure of housing stock available, with a much higher proportion of smaller dwellings,
particularly flats and units.
This is reflected in the mobility and youth of the population as well as the low level of affordability
to buy a home in the area for first homebuyers and/or the more restricted choice for those needing
to increase the size of their dwelling. The relatively low number of persons per dwelling accords
with the high proportion of lone person and couples without children that dominates the household
profile within North Sydney LGA.

Chapter 5 - The Supply of Housing
A very high proportion of housing stock in the North Sydney LGA is high-density flats, units and
apartments, especially one and two bedroom dwellings. The number of flats and units has
continued to grow over time, with substantial growth recently in bed-sits, 1-bedrooms and, to a
lesser extent, 4-bedroom dwellings.
Over half of all housing stock is rented, and around 80% of private renters living in flats and
apartments, with a much lower than average level of social housing in the LGA. The number of
households renting has steadily increased over time in absolute terms, although the proportion of
renters versus other households has decreased, indicating that the stock of rental properties is not
keeping pace with the growth of owner occupied properties.
There is a lower level of home ownership in North Sydney across all age groups compared to the
region and Sydney. During the 1990s there was an increase in the number of homes owned
outright in North Sydney, but between 2001-2006 there was a strong decline mirrored by an
increase in the number households with a mortgage. A trend to exchanging ‘equity’ for ‘debt’ is in
part responsible for this, as owners expand their existing home or trade up to more prestigious
homes within the area, as well as older established owners selling out of the area to realise some
capital of their existing dwelling.
The importance of the rental market as a resource for younger and higher income workers from
North Sydney and proximate areas of Sydney is evident. However, it is likely that the type and cost
of stock available precludes purchase by those who may wish to continue to live in the LGA, but are
unable to access stock appropriate to their family’s changing needs.

Chapter 6 - Housing Demand/Supply Interaction
The NSW Department of Planning forecasts an increase of 14,380 residents in North Sydney LGA
between 2006-2031, an increase of 575 persons a year for a total of 75,490 residents by 2031.
Our figures, adjusted based on actual 2006 census counts, indicate a total population of 71,965 by
2031. Either way, this is a projected increase of 23.5% over 25 years. Unlike other areas, growth

NORTH SYDNEY HOUSING STRATEGY – BACKGROUND REPORT

3

EXECUTIVE SUMMARY

of dwellings in the most recent inter-censal period was equivalent to population growth, largely due
to the relatively small size of existing households.
If current trends continue in North Sydney, a 23.5% in dwelling growth would mean an additional
demand for 7,959 dwellings by 2031 compared with the DOP allowance of 5,500 dwellings in the
Sydney Metro Strategy.

However, supply/demand is likely to be constrained by the extent and

nature of additional housing supply, high cost of land and other market factors and is in this sense
interactive.
Unlike the rapid aging of the NSW and national population, a relatively stable and youthful age
profile is forecast for North Sydney LGA, which supports an upper projection estimate. Unlike other
areas with an aging population, the current rate of natural increase indicates the need for an
increase in family accommodation with more bedrooms and some private outdoor space. Again,
constraints to development of this type of accommodation are noted.
An increase of around 4,300 households aged 55 years and older is forecast by 2021. There is
currently a shortage of about 150 Independent Living Units (ILUs)/Self Care Units in age-restricted
developments in North Sydney LGA with that shortfall projected to increase to about 370 ILUs by
2031.

However, the supply of smaller more manageable dwellings suited to older people in

conventional residential development is projected to be well above any likely increase in demand
from an ageing population. As noted above, the majority of housing in North Sydney is already in
the form of smaller and relatively well-located apartment and units. However, physical accessibility
and adaptability of stock is likely to be an issue of increasing importance in the future. Residential
aged care in North Sydney is currently adequately catered for with low care residential places,
however a shortfall of 196 places is predicted by 2031. There is currently a shortage of high care
residential (‘nursing home’) places of 53 and this is predicted to increase to a shortfall of 250
places by 2031.

Chapter 7 - Housing Cost
Overall, the concentration of stock in smaller flats, units and apartments in North Sydney, and the
fact that 80% of renters are in such stock, makes this an important source of rental housing supply
for moderate and higher income earners in the LGA and the region. Importantly, there were more
flats and apartments renting for below the Sydney SD median in 2006 than in 2001, which is likely
to be due to the smaller size of stock, and possibly the age and overall amenity of such stock, with
older units ‘filtering down’ to the more moderate cost end.
One bedroom stock appears to be more accessible by price and is only $20 above the weekly
median Sydney cost. However, two-bedroom stock is far more expensive compared with Sydney
SD, and its more recent increase indicates strong demand for this stock. Overall, rents in the LGA
were still far more expensive than in Sydney SD, with around three-quarters of rental properties
renting for more than $275 per week compared with around 30% for Sydney SD in 2007, which is
particularly significant given that local stock is much smaller and more likely to be concentrated in
high density development.
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In terms of purchase, overall costs are lower than in many of the surrounding areas and there has
been a general decrease in price in 2007 compared with 2001. This is counter to trends in Sydney
SD and most surrounding areas, with the gap between the local sale price and the Sydney average
narrowing. However, again it is noted that the nature of stock is generally much smaller and of
higher density.
In contrast, strata dwellings in North Sydney LGA are far more expensive than average and have
generally remained so, again indicating a strong demand for this type of stock as well as the
absence of alternatives for couples local starting a family. The low supply of larger and separate
dwellings and their high cost potentially makes rental or purchase for those with a family
problematic. While some families appear to remain in the area when they have their first child,
they are more likely to move out of the area as their family grows and children get older.
The increase of owner occupied flats, units and apartments from 2001 to 2006 indicates a need to
look at how existing rental stocks can be maintained as an important resource for those needing
rental accommodation locally and in the wider region. Increased pressure on rental costs also need
to be monitored, and the steep increase in rental costs for two-bedroom dwellings from 2001 to
2007 is noted in this regard.

Chapter 8 - Housing Affordability
The proportion of the 8,884 low-income households in North Sydney LGA that were in ‘housing
stress’ (at risk of after housing poverty when their housing costs have been met) in 2006 is
similar to the benchmark areas – and in fact, slightly lower than Sydney SD. Around 1200 local
low-income privately renting households were classified as being in ‘rental stress’, while 569 lowincome households with a mortgage were in ‘mortgage stress’. As such, approximately 19.8% of
low-income households were in ‘housing stress’.
Of all low-income households that were renting, almost 90% of ‘group’ households, 67% of
families, and 58% of lone person households were in rental stress. This indicates an insufficient
supply of affordable rental properties available to low income households in North Sydney LGA,
irrespective of the slight increase in the number of dwellings renting below the median noted
above. There appears to be more of an issue with rental stress than mortgage stress for lowincome households in North Sydney, and overall housing stress appears to be tempered by a likely
large proportion of low-income households that own their homes outright.
In terms of JSA’s calculations of affordability benchmarks based on existing market trends,
purchase of a first quartile dwelling (those in lowest 25% price range) would result in housing
stress to around 65% of all households in North Sydney.

Low to moderate-income households

would be excluded from purchasing a median priced dwelling.
In terms of ability to affordably rent in the LGA, similarly rental of a first quartile one bedroom
flat or unit would result in housing stress to the bottom 30% of households when housing stress is
defined as spending more than 30% of household income on housing. For a median two bedroom
flat or unit, rental would be generally unaffordable to around 45% of households in North Sydney,
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and would place all households on low to moderate incomes (using Sydney SD benchmarks) in
housing stress. Thus, irrespective of other cost/supply measures, there are significant constraints
for low to moderate-income households in either purchasing or renting affordably in the local area.

PART C: Availability & Loss of Affordable Housing in North Sydney
Social housing, low cost private rental flats and units and boarding houses/private hotels have
historically provided affordable housing for low to moderate-income households in North Sydney
LGA.

This combination of housing types is likely to continue to provide accommodation to very

low, low and moderate income households within the community into the future, though as noted
above, not always ‘affordably’.

However, the amount of affordable dwellings and bed spaces

provided by each of these housing types has changed over the years, and is likely to continue to
shift if current trends and policies continue.
Public housing in North Sydney is primarily flats and units, and nearly half of the stock is contained
in the Greenway estate towers at Milsons Point.

The tenant profile of public and community

(social) housing residents in the area is mainly older singles and couples who rely on disability and
aged support pensions. There are very few families with children in social housing in the area, and
many tenants (especially those housed by North Shore Community Housing) are very high need.
With regard to the practical availability of low-cost private rental in the LGA, we found 271
properties advertised for at or below the ‘affordable’ benchmark for moderate-income households
in North Sydney ($660). One-third of these properties were listed for $430 and below – equivalent
to the ‘affordability’ benchmark for moderate-income households in Sydney SD. Only 5% of the
properties were available for $295 and below and would therefore be affordable for a low-income
household in Sydney SD.

A survey of local real estate agents revealed that at the moment the

rental market is tight with an estimated vacancy rate of 1.7%, and particularly competitive at the
low-cost end of the market with as many as 40 people arriving to view a bed-sit or one-bedroom
flat. Generally, those without excellent references, a good job and other attributes required by
landlords would struggle to find rental accommodation in the current local market.
Despite the efforts of NSC to replace lower cost accommodation lost or converted through
redevelopment or strata subdivision, Council has identified a significant loss of lower cost bed
spaces in boarding houses and residential flat buildings since 1984 when the first Council policies
were put in place. There has been a continued loss of boarding house style accommodation in
North Sydney since the late 1990s. Our review of boarding house style accommodation and their
tenants reveals that much of the stock (at least 9 properties in the last few years) have been lost
to conversion to single dwellings, strata subdivision and conversions. There are a few cases where
the loss of some establishments to conversions are unable to be either counted or levied for under
Council’s current scheme due to proponents arguing successfully in court that they operate
primarily as a ‘backpackers accommodation’ and are therefore exempt from the application of SEPP
10.
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Regardless of the loss of stock of this type of accommodation, the profile of the residents who are
‘counted at home’ on census night in boarding houses, private hotels and other emergency
accommodation types is relatively unchanged since the late 1990s.

Whilst tourists and

backpackers undoubtedly make up a proportion of those counted in such accommodation, there is
a relatively robust proportion that appear to be middle aged and working – or at least earning
more than $400 per week – and count no other address in Australia or overseas as their ‘home’.
Therefore, we conclude that boarding house style accommodation continues to fill a necessary
niche for low-cost and ‘affordable’ accommodation for a range of members of the North Sydney
community.
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PART A: CONTEXT TO THE STUDY
1.

Introduction

North Sydney Council has had a long commitment to maintaining and increasing the level of
affordable housing within its Local Government Area. This includes research and advocacy,
partnerships with local social housing providers, including redeployment of its own resources (land
and housing) for use as affordable housing. A key strategy has been levying developers for the loss
of affordable bed spaces under Section 94 of the Environmental Planning and Assessment Act 1979
(NSW). The latter has been implemented since 1984, but is nearing the end of its practical life due
to a dwindling stock of boarding houses and non-strata subdivide flats and units, as well as
possible statewide changes to how Section 94 funds can be collected and used by local
government.4

Difficulties in protecting or replacing the quantum of low cost stock lost has also

been apparent for some time. Finally, a changing policy landscape at the Federal and State level
indicates that there may be increased opportunities for local government authorities and social
housing providers who have positioned themselves through research and other preparatory work to
increase affordable housing stock. Thus, this study aims to identify a range of alternative options
for North Sydney Council to develop a ‘next generation’ sustainable affordable housing strategy
based on current data, a review of the effectiveness of past practices and an assessment of future
opportunities.

1.1.

Purpose and Structure of the Report

The purpose of this Background Paper is to provide Council with information and data to support
the development of detailed strategies as part of an updated and sustainable affordable housing
strategy. It thus constitutes Stage 1 of the study, and will be circulated for discussion within
Council. Following an internal review, it is then proposed that this Background Paper be provided to
external stakeholders to involve them in the development of viable future strategies.
This first report contains the following information:
•

The planning policy context within which this study is framed

•

Overview of affordable housing strategies employed by Council to date

•

An analysis of demographic trends and of related indicators of housing demand including
the nature and extent of current and projected housing need for affordable housing

•

An analysis of historical and current trends in housing supply and indicators of future
supply scenarios

•

A comprehensive review of the loss and provision of affordable housing in North Sydney
LGA since 1996
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•

A brief overview of the types of strategies Council may employ to promote the future
maintenance and provision of affordable housing in the locality

1.2.

Background to the Study

North Sydney Council has long had a commitment to affordable housing. As early as the 1970s,
North Sydney Council (NSC) used formal processes to maintain and provide affordable housing
with an overarching aim of retaining social diversity in the local area to “keep some of the ‘old’
North Sydney, with its mix of people from all walks of life and from all economic and social
circumstances,”5 This was primarily through the levying of developers for the loss of affordable bed
spaces.
Since the gazettal of State Environmental Planning Policy (SEPP) 10 ‘Retention of Low-Cost Rental
Accommodation’ in 1984, NSC has employed a strategy of levying developers for the loss of
affordable bed spaces found in boarding houses and low cost residential flat buildings (RFBs) that
result from redevelopment, strata subdivision or a change of use of these premises where this is
triggered by the lodgement of a Development Application.
Based on Council records detailing Section 94 contributions paid to the Affordable Housing Fund,
NSC estimates that 918 affordable bed spaces were lost between 1984 and 19956 and 841 were
lost between 1995 and 2003 (a total of 1,759 lost), with a projected future rate of losses over the
next 10 years at 60.8 bed spaces per year.7 If current assumptions are correct, this brings the
number lost between 1984 and 2007 to just over 2,000. In contrast, between 1998 and 2003,
Council’s strategy has replaced approximately 9 bed spaces.8 Since 2003, we understand that 6
bed spaces have been added, a total of 15 places. We understand that in the early years of the
strategy, funding was used for property acquisition – often jointly with the Department of Housing.
However, due to incomplete records acquired thus far we are uncertain as to the exact allocation of
funds.
Over the years, NSC has developed working partnerships with NSW Department of Housing (DOH)
and North Shore Community Housing (NSCH, previously Community Housing Lower North Shore)
in the management of social housing properties and tenancies throughout the LGA. As of 30 June
2006, records show that NSW DOH owns 596 properties in the North Sydney LGA.9 Nine of these
properties within the LGA are owned jointly with NSC. NSCH currently manages 321 properties in
the Northern Sydney area10 and 55 properties within the North Sydney LGA.11

27 of the 55

properties managed by NSCH located in North Sydney LGA are joint venture properties that are
either partly or fully owned by Council.
As NSC looks towards it future involvement in affordable housing, it is important to acknowledge
the overarching goals of the NSW State Government with regard to growth and development as
expressed through the Sydney Metropolitan Strategy, as well as the changing landscape of social
housing provision in NSW and plans for the future of community housing.
The Metropolitan Strategy for Sydney’s Inner North predicts an estimated 5,500 new dwellings will
be required in the North Sydney LGA to cater for growing population by 2031.12

NORTH SYDNEY HOUSING STRATEGY – BACKGROUND REPORT

The NSW

9

PART A:

Government’s State Plan identifies the potential for an expanded role for the community housing
sector with regard to affordable housing provision for low to moderate income earners who may be
experiencing ‘housing stress’ but may not be eligible for traditional social housing options.13 The
State Government has set a target of 10% growth in community housing each year for the next
five years, with the aim of increasing from 13,000 to 30,000 homes across the State in the next
ten years. This growth will come partly from stock transfers from management by public housing to
community housing, and from an increase in funding, partnerships and the like to provide an
increased in housing supply for the community housing sector. The latter will lead to what the
government refers to as ‘real growth’ in part funded through the leveraging of government
investment as community housing providers borrow and invest in more housing.14 The aim of such
a program would be for community housing providers to use debt or equity funding to expand their
affordable housing programs. While the Plan refers to providing support for “specific geographical
or regional responses”, it does not expressly state in this document the location of the target
areas.15

However, it is understood that the North Sydney area is not a target growth area for

community housing compared to other areas of the City, especially in the south and west.
Growth in the community housing sector can also be achieved through other partnerships with the
public or private sector. In particular, the redeployment of local government resources in the form
of surplus land owned by council and cash, housing and land resources gained through planning
mechanisms are also potentially important sources for growth for community housing associations.
These strategies will be explored in detail in the Stage 2 report from this study, which focuses on
strategic directions.

1.3.

Aims and Objectives

NSC’s strategic documents including its existing Local Environmental Plan (LEP), 2020 Vision Plan
and Social Plan present a long-term vision for the inclusion of affordable housing for the local
community. Council aims to encourage social diversity by increasing affordable and social housing,
and to ensure that low- to moderate-income earners can be accommodated in the area. Likewise,
the existing LEP (and that which is currently being developed under the NSW Standard LEP
Template) contains objectives and other provisions supportive of maintaining and increasing the
supply of affordable housing.
This study originates from NCS’s aim to further develop its affordable housing policies and to plan
for community housing in the area that will be adaptable and able to accommodate a range of
needs.
The current strategy used by the Council to replace affordable housing bed spaces is regarded as
likely to be of limited future utility, particularly regarding the scale of the problem. A number of
factors are contributing to the need for Council to rethink how it can both maintain and provide
affordable housing in a sustainable way into the future. These factors include:
•

The extent of historical loss of affordable bed spaces and effectiveness of protection and
replacement strategies;
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•

The number of affordable housing bed spaces in boarding houses and residential flat
buildings left to lose in the LGA is dwindling;

•

The actions of the Director General of the Department of Planning to permit the loss of
residential flat buildings under SEPP 10 with no contribution to Council’s affordable housing
fund,16 and recent findings of NSW Land and Environment Court (LEC). For example the
redevelopment of the Tremayne Private Hotel will result in the loss of 99 rooms of
affordable accommodation, yet the owner successfully argued in the LEC that the
establishment operated as a ‘backpackers/tourist’ accommodation and was therefore
exempt from SEPP 10.17 As a result, the loss of these rooms is neither counted nor levied
for under the Council’s current affordable housing strategy.

•

Proposed changes to Section 94 infrastructure contributions such that contributions will
only fund ‘attributable infrastructure and land requirements to support developed land
rather than infrastructure requirements driven by general population growth’.’18

This

appears to refer specifically to social infrastructure facilities that benefit existing
communities, which may or may not include the provision of affordable housing as a
benefit to the entire community.
•

Constraints to affordable housing provision due to the prohibitive land costs, limited land
supply and presence of considerable competition in the housing purchase and rental
markets in the LGA, which is particularly severe for those on low to moderate incomes.

It is our understanding that in developing an updated affordable housing strategy, NSC aims to
maintain its stated goal of 5% replacement of affordable housing bed spaces lost, which it
estimates should add 30 bed spaces to its program from 2003 to 2013. NSC aims to continue and
enhance its partnerships with North Shore Community Housing and encourage active participation
of the community housing sector in the area. We also understand that Council has an interest in
developing a sustainable strategy to ‘cap or eliminate’ its maintenance costs associated with its
affordable housing stock through cross subsidisation of its social housing by affordable housing.19
We investigate each of these as part of this study.
Thus the overarching aims and objectives of this study are to:
•

Understand the extent of the loss of affordable housing bed spaces since 1996;

•

Understand future housing needs of the North Sydney community;

•

Foreshadow the future losses of affordable housing bed spaces;

•

Understand the effectiveness of NSC’s current community housing projects;

•

Understand the long-term viability of NSC’s current contribution to the provision of
community housing locally;

•

Develop options for continued, affordable participation by NSC in the provision of affordable
housing locally based on this review of past and present practices, projected needs and
issues, and strategies that are effective, feasible and efficient. As noted above, more
detailed strategic directions will form Part 2 of this study.
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1.4.

The Study Area

The study area for this project is the North Sydney Local Government Area, which includes the
suburbs of Cammeray, Cremorne, Cremorne Point, Crows Nest, Kirribilli, Lavender Bay, Neutral
Bay, North Sydney, Milsons Point, McMahons Point, North Sydney, Waverton, Wollstonecraft and a
portion of St Leonards. The Warringah Freeway and Pacific Highway bisect the LGA area. Public
transport options include frequent bus services throughout the area and City Rail train stations at
Milsons Point, North Sydney, Waverton and Wollstonecraft.

Figure 1.1 North Sydney LGA Area
Source: Judith Stubbs and Associates 2008
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2.

Status of NSC Affordable Housing Policy

2.1.

Overview

North Sydney Council has long recognised the high land and accommodation costs in its jurisdiction
and, as a result, has initiated efforts to provide a level of affordable housing in the community.
Council’s 1982 Housing Study formed the basis for the development of Council’s early policies for
capturing funding and delivering affordable housing. The strategy of levying developers for the loss
of affordable housing bed spaces under SEPP 10 and through Section 94 has been utilised since the
mid 1980s. Whilst the policy has been adapted slightly over the years, it remains fundamentally
unchanged to date. However, the NSW Department of Planning has recently proposed changes to
how Section 94 contributions can be collected and allocated. This proposal has prompted a review
of the long established methods and policies used by the Council for affordable housing. In order to
develop an updated affordable housing strategy, we must have a general understanding of how the
existing policies and strategy was developed.

2.1.1. Housing Plan & Policies 1982-92
From the early 1980s, NSC developed a series of policies to assess development applications
associated with the redevelopment of boarding houses, RFBs and other dwellings let in lodgings
under the criteria set out in Section 90(1)(d) of the Environmental Planning and Assessment Act.
These included the social and economic effect on the tenants; the availability of alternative,
comparable accommodation in the LGA; and the cumulative impact on the community of the loss of
affordable rental accommodation.20
Following the 1982 Housing Plan, Council began levying developers for the loss of affordable bed
spaces through Section 94 contributions in 1984. The Low Income Housing Fund was started with
an initial levy of $500 per bed space lost, which was to be annually adjusted for CPI and when the
Section 94 contributions were reviewed.21 Also during this period, a range of joint venture projects
between Council and the NSW DOH were undertaken. A number of long-term leases were initiated
for DOH owned properties and properties jointly owned by the Council and DOH to be managed by
a local community housing provider – at the time known as Lower North Shore Community
Housing. In 1991, the affordable housing levy was extended to include development proposals to
strata subdivide residential flat buildings due to the likely loss of many of these flats to the low cost
rental market (e.g. through entering owner occupancy or renovation and higher rental charges).

2.1.2. Affordable Housing Strategy 1994
The aim of the 1994 AH Strategy was to streamline the various policies that had been developed
by Council into one strategic plan. The strategy was deemed to be warranted on the grounds of
community development aims (to maintain social mix and social cohesion), social impact mitigation
for the loss of affordable housing, and from a resource management perspective that recognises
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that affordable housing is a scarce resource in the North Sydney community and should be
managed similarly to other scarce land resources.22
The types of developments that were included under the plan included: residential lot subdivision,
strata subdivision, residential flat buildings, attached dwellings, residential development generally,
demolition

of

residential

flat

buildings,

demolition

of

boarding

houses,

boarding

house

redevelopment, any development subject to SEPP 10, and change from residential use to another
use.23
The Section 94 contribution rate was reviewed and an updated levy was set for the loss of an
affordable bed space at $1,600.24

This figure was revised upon review of the Section 94

contributions plan in 1995 to $2,242 per ‘standard’ affordable bed space lost, and $4,484 per ‘nonstandard’ bed spaces – or those found in boarding houses.25

2.1.3. ‘Inclusionary Zoning’ Proposal 1998
In 1996, NSC commissioned Professor Gary Cox to provide the Council with options for its
affordable housing program. Cox reviewed three planning mechanisms that could be used to
facilitate affordable housing including inclusionary zoning, linkage fee programs, and development
agreements.26 One of the recommendations was the use of ‘inclusionary zoning’ on certain sites
within the LGA for the development of affordable housing.
In 1998, the Council consulted with the community about a first-step or trial inclusionary zoning
proposal to create a ‘new zone’ through up-zoning across three street blocks for affordable rental
housing. The proposal was met with a high degree of concern from local residents. Primary
concerns about the proposal included increased density generally, increased traffic and parking
problems, perceptions that land values would be reduced, and the possibility that the project would
increase social problems and create a slum or ghetto-like area of the community.27

2.2.

Current Affordable Housing Strategy

Since the inclusionary zoning proposal in 1998, to our knowledge there have not been any new
proposals to adjust the methods employed by the affordable housing strategy until now. Our
understanding of how the funds collected through the Section 94 program are dispensed through
the program is limited and requires additional information and financial data to be provided by
Council. We also require a better understanding of the decision-making process through which
suitable properties are identified and purchased. For example, we understand that there have been
ideas raised about the possibilities of selling certain Council owned properties and using the
revenue for rental assistance. It is proposed that more detailed information is provided in a further
draft of this Background Paper.
As noted above, NSC estimates that 918 affordable bed spaces were lost between 1984 and 199528
and 841 were lost between 1995 and 2003 (a total of 1,759 lost), with a projected future rate of
losses over the next 10 years at 60.8 bed spaces per year.29 If current assumptions are correct,
this brings the number lost between 1984 and 2007 to just over 2,000. In contrast, between 1999
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and 2003, Council’s strategy has replaced approximately 9 bed spaces.30 Since 2003, we
understand that 6 bed spaces have been added, a total of 15 places. With the data available, we
have attempted to trace the bed spaces created in the early years of the program. We understand
that this includes the purchase and some joint ownership of properties with the NSW Department
of Housing.
Though there are some significant gaps in data to 1994 and after, we have been able to analyse
data from 1995 to date regarding income and expenditure within Council’s Affordable Housing
Program. Our analysis, reported in more detail in Section 13 below indicates that a total of $
3,165,684 has been collected since the Program’s inception, and that a total of $ 2,754,705 has
been spent, though only $ 1,430,000 of this expenditure is reported against specific properties.
Other costs associated with owning and maintaining affordable housing have also been provided at
Section 13. However, again this analysis is limited due to incomplete data. This may be provided
for the next draft of this Background Paper depending on more complete information.

2.2.1. Current Affordable Housing Targets
In the most recent Section 94 plan, Council has maintained its goal of replacing 5% of affordable
housing stock lost with new stock using funds obtained through the Section 94 program. As noted
above, the current target is to obtain 30 affordable bed spaces between 2003 and 2013. As six bed
spaces have been added since 2003, 24 more bed spaces would need to be added in the next five
years. Council acknowledges that achieving this target will depend on future development
opportunities, partnership with community housing/Office of Community Housing (OCH) and
strategies to eliminate recurrent costs.

2.2.2. Partnership with North Shore Community Housing
In October 2007, NSC passed a motion to provide North Shore Community Housing (NSCH) with
$400,000 from Section 94 funds to apply for the OCH’s Debt Equity Tender, with the intention that
if successful NSCH would enter into a satisfactory Legal Agreement with Council for the provision of
low cost housing created in North Sydney.
Council

recognises

that

the

State

Government’s

preferred

housing

providers

are

larger

organisations than NSCH, whist also acknowledging that, “there are no large housing associations
in North Sydney.”31 Regardless, a successful debt equity project would be seen to enhance NSCH’s
standing as a growth provider. NSCH is also considering its options on how it may raise its profile
and capacity in this regard. Council is also working with NSCH to develop a joint maintenance plan
for capital works and ongoing maintenance for all buildings owned by NSC and managed by NSCH.
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3.

Current Policy Context

3.1.

Overview

It is widely acknowledged that there is a lack of affordable housing in key cities and many regional
and rural communities across Australia. The recently elected Labor government has proposed a
range of initiatives to address this issue, though the full detail of these plans has not been made
public yet.
The NSW State Government has a set of planning policies in place designed to address the loss and
provision of affordable rental accommodation – namely SEPP 10 and SEPP 70. Despite having these
policies in place for many years the problem of affordable housing has continued to increase at an
accelerated rate. Arguably, these policies have not adequately addressed this issue.
State planning policies relate directly to the affordable housing strategy currently implemented by
NSC due to its reliance on Section 94 contributions. There are changes proposed by the NSW
Department of Planning for how Section 94 funds can be collected and used by local governments.
Such changes may limit the ability of Council to collect funds in this way for future affordable
housing projects.
The provision of affordable housing by the State Government, through the Department of Housing,
has also undergone significant changes in funding and policy direction over the last few years.
Major funding cuts to Federal Government capital funding under the Commonwealth State Housing
agreement (CSHA) over the past decade or so and an increased reliance on demand-side strategies
(such as Commonwealth Rental Assistance) combined with an increasingly low-income and high
need tenant group and aging stock have led to a decrease in public housing stock in proportional
and now numerical terms. In addition to reported advantages of community management, these
types of drivers are leading to an increased emphasis on the role of the community housing sector.
Social housing in NSW is undergoing a period of considerable change as the management of many
properties is being transferred to a range of different providers such as community housing
organisations, and remaining stocks of public housing are more tightly targeted to those most in
need. The State Government has also set out in the Sydney Metropolitan Strategy detailed growth
and settlement projections for the Sydney area. The North Sydney area is included in the Inner
North Subregional Strategy.
Finally, Council is currently updating its Local Environmental Plan (LEP), Residential Strategy and
Social Plan. These planning documents are vital in shaping the future of any revised affordable
housing strategy. In this section, we will briefly touch on how these plans relate to the
development of an updated affordable housing strategy by providing a vision, goals and a structure
for achieving these aims.
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3.2.

Commonwealth Government

Improving housing affordability is stated as a key priority for the Rudd government. The
government acknowledges that there is a severe lack of affordable housing in many communities
across the country, and that “rental properties are less affordable now than ever before, and
vacancy rates are low.”32 The Government plans to introduce a range of measures to ease housing
stress and the lack of affordable rental and purchase properties. One initiative specifically related
to the rental market is a National Rental Affordability Scheme. The scheme plans to offer investors
annual tax incentives for a period of ten years to encourage their investment in and development
of affordable rental housing.33 This scheme aims to increase the supply of affordable rental
dwellings by 100,000 and ensure that the rents charged for these properties will be maintained at
20% below market rate for eligible tenants.34 The government also plans to work closely with the
State and Territory governments to negotiate a new National Affordable Housing Agreement to
improve the provision of social housing.35 At this point, detail on how these schemes will be rolled
out and their projected impacts has not been provided.

3.3.

NSW State Legislation, Policy and Plans

3.3.1. Overview of local government’s powers in relation to
affordable housing under relevant legislation
Local government has express roles and responsibilities relating to affordable housing under
planning legislation including state environmental planning policies (SEPPs).
The Environmental Planning and Assessment Act 1979 (NSW) was amended in 199936 and 200037
to introduce provisions related specifically to affordable housing. Objective 5 (a)(viii) was
introduced in 1999 and specifies that ‘the provision and maintenance of affordable housing’38 is an
objective of the Act. In June 2000, further amendments were made to the Act to provide consent
authorities with the specific power to require, as a condition of consent, the dedication of land free
of charge or the payment of a monetary contribution for affordable housing in certain
circumstances. Sections 94F and 94G were introduced to permit conditions on Development
Applications that require monetary contributions or the dedication of land for affordable housing, ‘if
a State Environmental Planning Policy (SEPP) identifies that there is a need for affordable housing
within an area’ and certain other conditions are met.39
The SEPP amends relevant local and regional environmental planning instruments to enable the
levying of development contributions to provide for affordable housing. On the face of it, this gives
effect to what some councils including North Sydney have been doing for some time under the pre2000 provisions of Section 94. However, the provisions of s94F and s94G are operationalised and
limited in practice by SEPP 70 Affordable Housing (Revised Schemes) which applies to a
number of housing schemes including Ultimo-Pyrmont, Willoughby and Green Square and is limited
to only two council areas - Sydney and Willoughby Councils. This would appear to preclude North
Sydney’s current application of a mandatory levy on the loss of affordable housing as they are not
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one of the 2 councils mentioned in SEPP 70, although as noted below, Council appears to be using
SEPP 10 as trigger for their mandatory affordable housing levy in some cases.
It is important to note that councils often assume greater limitations to their powers than
necessary since the gazettal of the 2000 amendments. However, s94F(5) makes it clear that
‘nothing in this section prevents the imposition on a development consent of other conditions
relating to the provision, maintenance or retention of affordable housing’. This and Objective
5(a)(viii) appear to provide sufficient latitude for councils to engage in, for example, negotiating
agreements with developers, identifying circumstances in which it is appropriate developer
incentives, or any other appropriate planning or procedural mechanisms. A range of more active
councils are engaged in some or all of these activities at present, and these types of activities
appear to be entirely legal.
State

Environmental

Planning

Policy

(SEPP)

10

Retention

of

Low

Cost

Rental

Accommodation is also potentially an important policy in retaining existing stocks of low-cost
rental accommodation in boarding houses, hostels and residential flat buildings across the Sydney
region, Newcastle and Wollongong by providing the legal mechanisms for Councils to assess the
impacts of proposed developments on the supply of low-cost rental accommodation. The policy is
applied when an owner or developer of a low-cost rental residential property proposes demolition,
alterations and/or additions to the structure or fabric of the building, a change of use or strata
subdivision of the property.
The policy does not apply for routine maintenance of the property to prevent deterioration. Under
SEPP 10, the definitions for ‘boarding house’, ‘hostel’ and ‘residential flat building’ are provided
under Clause 3(1). 40
A residential flat building (RFB), boarding house or hostel is deemed to be low-cost if it has rented
for equal to or below the median rent for the local area41 at any time in the preceding 24 months,
as detailed in the NSW Department of Housing’s Quarterly Rent and Sales Report. If, under these
criteria a property is determined to be a low-cost rental, the development application must be
referred to the NSW Department of Planning for concurrence by the Director-General. The NSW
Department of Housing was previously the referral agency for concurrence on all SEPP 10 related
project applications. Where concurrence is determined, the Director-General may attach conditions
to the application. The Council may then either grant or refuse the application. Where Council
grants consent, mitigation strategies to address the impact of the loss of low-cost housing are
often required. If the Director-General does not grant concurrence, the Council has no power to
approve the application.
Despite more recent strengthening of provisions of SEPP 10, there are continuing limitations
associated with its implementation. These include administrative difficulties, the apparent
reluctance of the State Government to support councils’ assessments under SEPP 10, and historical
reluctance of the NSW Land and Environment Court to uphold councils’ refusals on appeal. SEPP 10
is also limited to certain types of housing. This has led to a perception by local government that
SEPP 10 remains a weak instrument with limited effectiveness in protecting affordable housing in
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any way commensurate with the extent of its loss.42 Some of these issues are looked at in more
detail in case studies in the body of this paper.
Finally, under s79(C)(1)(b) of the Environmental Planning and Assessment Act 1979
(NSW), a consent authority must take into account the ‘likely social and economic impact’ of any
development in determining a Development Application. A body of case law is currently developing
in relation to the definition of ‘social and economic impact’ as applied to various social phenomena
as this is not defined in the Act. A further head of consideration is related to the Public Interest
S79C(1)(e), and is also relevant in such cases. Simply put, it is in the Public Interest to give effect
to the objects of the Act,43 including that related to affordable housing. On the face of it, these are
potentially strong grounds for refusal or requirement for appropriate mitigation. In practice, few
Councils have used these heads of consideration to refuse re/developments that result in the loss
of affordable housing, and there is a reasonable risk of costs and loss in any LEC action arising.

3.3.2. NSW State Plan 2006
The NSW State Plan views housing affordability from the perspective of both homebuyers who are
finding it difficult to purchase their first home, and vulnerable households including the frail aged,
people with disabilities, people with mental illness and those at risk of homelessness who are
experiencing poor social outcomes as a result of high housing costs and inappropriate
accommodation arrangements.44 With regards to initiatives to ease housing stress for low-income
households, the NSW State Plan focuses on its commitment to the social housing sector and
maintaining the levels of social housing stock.45

3.3.3. Sydney Metropolitan Strategy 2005
The Sydney Metropolitan Strategy (Metro Strategy) is in line with the perspectives on affordable
housing detailed in the NSW State Plan, with specific attention on first homebuyers and the most
vulnerable households. The Metro Strategy sets goals for new housing and land supply for the city
to 2031. The plan is put forth by subregions, with the aim of achieving targets at this level to
ensure that growth is distributed in a manner that provides housing choice and contributes to
housing affordability.

Inner North Subregional Strategy
The Inner North Subregional planning area includes the local government areas of Hunters Hill,
Lane Cove, Mosman, North Sydney, Ryde and Willoughby. The subregional strategy aims to put in
place the objectives set out in the NSW State Plan and Metropolitan Strategy at a more local level.
Key directions of the Inner North Subregional Strategy include:
•

Strengthening the role of employment role in the North Sydney to Macquarie Park corridor

•

Improving housing choice and creating liveable and sustainable communities

•

Encouraging use of public transport

•

Protecting and promoting the harbour setting
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•

Supporting the Subregion's knowledge assets such as the Royal North Shore Hospital and
Macquarie University46

Specifically related to housing in the Inner North Subregion, key objectives include improving
housing opportunities and choice, adding 30,000 new dwellings by 2031, ensuring that at least
80% of new dwellings to be located within 30 minutes by public transport of a Strategic Centre
such as North Sydney, and enabling the aging population to ‘age in place’ with the provision of
appropriately located smaller, more manageable dwellings including self care housing for seniors or
people with a disability..47 North Sydney LGA is targeted for growth of 5,500 additional dwellings
between 2004 and 2031.48

3.3.4. NSW Public & Community Housing
The NSW Government has a stated target of 10% growth in community housing each year for the
next five years, with the aim of increasing from 13,000 to 30,000 homes in the next ten years.49
This growth will come partly from stock transfers from management by public housing to
community housing, and from an increase in funding for new supply development by the
community housing sector. This will lead to what the government refers to as ‘real growth’ or the
development of new social housing homes funded through the leveraging of government’s
investment as community housing providers borrow and invest in more housing.50
The NSW State Plan identifies the potential for an expanded role for the community housing sector
with regards to affordable housing provision for low to moderate income earners who may be
experiencing ‘housing stress’ but may not be eligible for traditional social housing options available.
It is viewed that long term private investment will principally drive growth in this sector.51 The aim
of such a program would be for community housing providers to use debt or equity funding to
expand their affordable housing programs. The Plan refers to providing support for “specific
geographical or regional responses” though does not expressly state in this document the location
of the target areas.52

3.4.

NSC Current Planning Regime

The current Local Environmental Plan (LEP), North Sydney LEP 2001, has specific aims of relevance
to the maintenance and provision of affordable housing under Clause 3(f) Community Wellbeing,
these being to:
3(f) (i) provide for the growth of a permanent resident population and encourage the
provision of a full range of housing, including affordable housing, and
(iii) ensure the social and economic effects of development are appropriate, and
(iv) ensure good management of, and investment in, the community’s assets.

The General Aims of the LEP are also of relevance, in particular Clause 2(b) promotion of
ecologically sustainable development, which has as a core principal the promotion of intergenerational equity, where ‘the environment’ may be held to mean ‘the surroundings of humans in
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their social groupings’. This is highly relevant to the current and future ability of a diverse
population to live in North Sydney including low to moderate income older people and workers,
enabled through the protection and increase of stocks of more affordable housing.

The existing LEP provides for the objective, ‘To promote affordable housing’ in the Residential A2
zone, which includes provisions for multi-unit including apartment buildings. Several Special
Provisions also potentially support affordable and diverse housing choices, including Clause
15(1)(c) regarding diverse minimum lot sizes; the ability to vary height as specified in different
impact scenarios and localities including those set out the relevant map; and a range of residential
Floor Space Ratios again in different impact scenarios, lot sizes and localities as set out in the
relevant map. (See also Part 5 regarding site-specific provisions). It is noted that other councils
have used the latter two provisions to some effect in varying FSR and/or height to provide for sites,
precincts and/or zones that are assessed as appropriate for affordable housing (to be discussed in
the Stage 2 Strategy Report).
A key difference in the revised LEP currently being developed by NSC under the NSW Standard
LEP Template is that an objective related to affordable housing is proposed far more extensively, as
are provision for a range of housing types that may constitute more affordable housing. The
objective, ‘To promote affordable housing’ is included in a range of zones including R2 Low Density
Residential, R3 Medium Density Residential, R4 High Density Residential, B1 Neighbourhood Centre
and B4 Mixed Use. As well, the following provisions are proposed to allow for opportunities for
more diverse and potentially affordable forms of housing and housing for special target groups in
each of these zones as well as in the B7 Business Park zone, including permitting with consent the
development of:
•

Dual Occupancies53 in R2, R3, R4, B4 and B7 zones;

•

Seniors Housing54 in R2, R3, B4 and B7 zones;

•

Boarding Houses55 in R3, R4, B1, B4 and B7 zones:

•

Hostels56 in R3, R4 and B4 zones;

•

Group Homes57 in R4 and B7 zones;

•

Residential Flat Buildings58 in R4 and B4;

•

Mixed Use Development59 in B1 and B4 zones; and

•

Shop Top Housing60 in B1 and B4 zones.

Note that only some sections of the new LEP have so far been provided. A more complete review
will be available when the document is provided in full upon completion.

3.4.1. NSC 2020 Vision Strategic Plan
The NSC 2020 Vision Plan was finalised in 2005 after many months of consultation with residents,
businesses, schools and educational institutions, religious organisations, neighbouring councils and
other tiers of government. The 2020 Vision Plan addresses a range of areas including community
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services and facilities, where affordable housing is referenced. Stated long-term goals related to
affordable housing include:
•

Our residents are supported in their ability to live in the local area as they age

•

We encourage social diversity by increasing affordable and social housing61

Stated targets for 2008 include:
•

Social and community housing policies are developed

•

NSCH, NSW DOH and the OCH remain active in North Sydney

•

Community housing is designed to be adaptable and able to accommodate a range of
needs62

The inclusion of these goals and targets emphasise the value and importance placed on affordable
and appropriate housing options by the community and Council’s continued commitment to these
objectives.

3.4.2. NSC Social Plan
The current NSC Social Plan further articulates Council’s position on the social benefits of providing
affordable housing, namely
Pursuing our objectives in maintaining social and economic diversity, there is a need to
address the loss of social and affordable housing.63
The plan included strategies such as completing the North Sydney Boarding House Review,
supporting a strategic review of Community Housing Lower North Shore, and a review of the
physical condition of Council’s community housing properties.64 The plan also identified the lack of
emergency accommodation within the sub-region for homelessness, rehabilitation and domestic
violence. It responded with a strategy to initiate a community housing project for youth or shortterm emergency accommodation at the sub-region level.65

The Social Plan also identified the

future needs of an ageing population to ‘age in place’.
Consultation with service providers regarding the revised Social Plan for 2008-2012 emphasise that
many of the issues described in the current Plan remain issues, and that for some the severity of
the problem has increased. The lack of affordable accommodation in the area is exacerbated by
increased competition for a limited pool of properties.66 In addition, the loss of three (possibly
four) medium term youth hostels that have also closed in recent years in the LGA has been a
significant loss of ‘stabilizing accommodation’ for young people. Thus, crisis accommodation for
young people remains an issue of great importance. There remains a general issue of
homelessness in the North Sydney area for young people, single women escaping domestic
violence and males generally. The loss of boarding houses in North Sydney has removed the
principle form of accommodation to older men suffering from alcohol addiction and mental health
issues.67 Council continues to provide housing referral at the Kirribilli Neighbourhood Centre once
per week.
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4.

The Demand for Housing

This section describes the current and projected housing needs of North Sydney area. A review of
current and historical trends is important in understanding the nature of housing issues and thus
selecting an appropriate policy response. In order to do this, we have analysed recent demographic
and housing trends for the census periods 1996, 2001 and 2006 where possible.
The benchmark localities used for this study are shown in the map below and include Lower
Northern Sydney Statistical Division, Sydney Statistical Division and NSW. Lower Northern Sydney
comprises the local government areas of Hunter’s Hill, Lane Cove, Mosman, North Sydney, Ryde
and Willoughby. The suburbs of North Sydney LGA include Cammeray, Cremorne, Cremorne Point,
Crows Nest, Kirribilli, Neutral Bay, North Sydney, Milsons Point, McMahons Point, Waverton,
Wollstonecraft and a small portion of St Leonards.
Throughout this report we use the term ‘resident population’ to describe those persons classified as
Usually Resident People (URP) within a locality, for example North Sydney LGA. This would not
include overseas and domestic visitors, nor those enumerated in non-private dwellings such as
hospitals, hotels and boarding houses on census night. In contrast, the number of people counted
on Census night is considered the ‘numerated population’ (EP). This count includes residents as
well as visitors from the local area, inter-state and overseas, and those counted in non-private
dwellings.
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Figure 4.1: North Sydney LGA and Study Benchmark Areas
Source: JSA 2008

4.1.

Characteristics of North Sydney’s Population

4.1.1. Overview
This section provides key census and other data relevant to understanding recent trends relevant
to the nature of housing demand in the area.
In summary, it shows a relatively high growth in resident population, with an increasing household
income and a population that is becoming slightly more culturally diverse. It is notable that there
was a small net out-ward migration during the 2001-06 inter-censal period, so that natural
increase (childbirth) appears to account for most growth. There was reasonably balanced in- and
out-migration among 30-44 year olds and significant net in-ward migration of 20-29 years olds,
which together with fertility rates well above the State average appears to be contributing to a
relatively stable and relatively young median age. This is also likely to be in part due to the very
large amount of private rental stock available. Migration data shown considerable and fairly
balanced geographical ‘churn’, with around half of all households move to and from relatively close
by areas in northern Sydney. Overall, couples with children in their 30s and 40s are moving out,
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probably seeking larger or more appropriate accommodation, and are being replaced with childless
couples and singles.
Individual and household incomes are high, and the residents of the area have become wealthier
over the past decade, indicating a displacement of younger and older lower-income populations
over time with younger high-income professionals and ‘cashed-up’ middle-aged adults as well as
the higher earning capacity of the resident population. However, in the most recent inter-censal
period there was net out-ward migration of households in low, moderate and high-income bands,
with only a small net increase in those earning $800-$1200 per week. The relatively low number of
persons per dwelling is influenced by the high proportion of younger relatively high-income
households made up of lone persons and ‘couples with no children’ moving into or remaining in the
area over the past few census periods, many of whom are likely to be renting close to where they
work.
The age and household profile also reflects the nature and tenure of housing stock available, with a
much higher proportion of smaller dwellings, particularly flats and units.

4.1.2. Enumerated Population
On the face of it, North Sydney’s growth rate has been somewhat higher than for SSD over the
past decade. Figure 4.2 shows the percent change in enumerated population between the last two
census periods, 1996 to 2001 and 2001 to 2006. North Sydney LGA has had a relatively steady
growth in enumerated population from a 5.13% change from 1996 to 2001 and a 5.53% change
from 2001 to 2006. Overall Sydney SD had a substantial increase between 1996 and 2001 at
6.84% compared to 3.78% between 2001 and 2006.

% Enumerated Population Change

8.00
7.00
6.00
5.00
4.00
3.00
2.00
1.00
0.00

1996-2001

2001-2006

North Sydney

5.13

5.53

Low er Northern Sydney

4.94

4.24

Sydney SD

6.84

3.78

NSW

5.52

3.36

Figure 4.2: Changes in Enumerated Population 1996 – 2006
Source: ABS (2006) Census of Population and Housing, Time Series Profiles.

NORTH SYDNEY HOUSING STRATEGY – BACKGROUND REPORT

25

PART B:

North Sydney is a diverse community with many overseas residents and visitors. The following
figure compares the counts of overseas visitors at the last three census periods. North Sydney LGA
has a higher proportion of overseas visitors compared against the benchmark areas.
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2006

North Sydney
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2.18

Low er Northern Sydney

1.35

1.80

1.74

Sydney SD

0.96

1.23

1.12

NSW

0.71

0.95

0.87

Figure 4.3: % of Enumerated Population who are Overseas Visitors
Source: ABS (2006) Census of Population and Housing, Time Series Profiles.

4.1.3. Usually Resident Population
The following table compares selected statistics for the resident population of the North Sydney
LGA for the last two census periods.
Table 4.1: North Sydney LGA Resident Population Snapshot 2001- 2006

Selected Characteristics

2006

2001

% Change

58,257

55,009

5.9

Males

27,713

25,938

6.8

Females

30,544

29,071

5.1

110

103

6.8

Total Resident Population

Indigenous Persons
Born in Australia

32,253

31,938

1.0

Born Overseas

19,495

18,683

4.3

35

35

0.0

Median Individual Income

$1,010

$953*

6.0

Median Household Income

$1,772

$1,641*

7.9

Median Family Income

$2,510

In excess of
$2000**

-

1.9

1.9

0.0

Median Age

Average Household Size

Source: ABS (2006) Census of Population and Housing, Basic Community Profiles; ABS (2001) Census of
Population and Housing, Usual Residents Profiles
*Values have been CPI adjusted, JSA calculation based on ABS data
** Value cannot be calculated due to income bands used by ABS in 2001, the highest being $2000+
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At the time of the most recent census in August 2006, the total resident population of North
Sydney LGA was 58,257 persons, which is an increase of 5.9% or 3,248 persons from the 2001
census. North Sydney saw a higher proportion of population growth between 2001 and 2006 than
Lower Northern Sydney, Sydney SD and NSW.

% Resident Population Change 2001 - 2006

7.00

6.00

5.90

5.00
4.30
3.98
4.00

3.52

3.00

2.00

1.00

0.00
North Sydney

Low er Northern Sydney

Sydney SD

NSW

Figure 4.4: Total % Resident Population Change 2001 - 2006
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles; ABS (2001) Census of
Population and Housing, Usual Residents Profiles

4.1.4. Population of Suburbs
The following table shows the resident population figures for the suburbs within the North Sydney
LGA in 2006. We are unable to compare with 2001 values, as URP profiles for state suburbs are not
freely available from the ABS.
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Table 4.2: Resident Population in North Sydney LGA by Suburb

2006 Total
Resident
Population

Males

Females

Cammeray

6697

3205

3492

Cremorne

10442

4807

5635

Cremorne Point

1818

831

987

Crows Nest

3154

1538

1616

Kirribilli

3482

1683

1799

910

430

480

McMahons Point

2047

978

1069

Milsons Point

1553

804

749

Neutral Bay

10277

4846

5431

North Sydney

6060

2961

3099

Waverton

3161

1487

1674

Wollstonecraft

7578

3594

3984

St Leonards*

3977

2009

1968

61156

29173

31983

North Sydney LGA Suburbs

Lavender Bay

Total

Source: ABS (2006) Census of Population and Housing, Basic Community Profiles by State Suburbs.
*Note that only a small portion of the St Leonards state suburb falls within the North Sydney LGA boundary,
thus while a total resident population is detailed for St Leonards it is likely that many reside outside the LGA.

4.1.5. Age Profile
The following figure illustrates the age profile for North Sydney LGA and the benchmark areas for
2006. While North Sydney LGA and Lower Northern Sydney SD show a somewhat similar age
profile, they vary distinctly from Sydney SD and NSW. North Sydney LGA has a much higher
proportion of 20 and 30 year olds as a proportion of its population. The median age for North
Sydney LGA is 35, compared with 37 for Lower Northern Sydney SD and 35 for Sydney SD.68
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Figure 4.5: Age Profile of Resident Population 2006
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles

While the age profile for the study area and benchmark areas follow quite a similar trend from age
45 onwards, there are dramatic differences between the North Sydney LGA and the other areas in
the young age categories, namely that there is a very high proportion of 20 – 39 year old and a
much smaller proportion of children compared to the other areas. The following figure looks the
age groups by children and teenagers (0-19 year olds), young adults (20-39 year olds), mature
adults (40-54 year olds), and older people (55-64, and 65+ years). North Sydney has lower
proportions of children, youth, mature adults and older people compared to the benchmark areas –
while its proportion of young adults is much higher than the benchmarks areas at 44.4% of the
population, and those aged 55-64 years is also quite high.
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50.0
45.0

% 2006 Population
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5.0
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North Sydney

12.7

45.0

18.9

11.5

11.9
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30.2
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12.3
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26.5

27.4

21.2

11.0

13.8

Figure 4.6: Age Group Profile of Resident Population 2006
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles

4.1.6. Resident Population Change 2001-2006 by Age
As noted above, the resident population of North Sydney LGA grew by 5.9% between 2001 and
2006. The overall change in population is a combination of natural increase and decrease through
birth and death rates, household formation by young adults, as well as the impact of trends in
population movement. The following figure shows the percent change in resident population by
age. There were large positive changes in North Sydney for the 0-4 year olds, as well as those in
their 30s, late 50s and 60s. There were notable negative changes of young people between 15 and
24 years old.
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% Population Change 2001-2006
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Figure 4.7: % Resident Population Change 2001-2006 by Age
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles; ABS (2001) Census of
Population and Housing, Usual Residents Profiles

The figure below shows the percent change in population across broad age groups for children,
youth, young adults, mature adults and seniors. The trends shown in the figure above are more
apparent here. We see a clear positive change in the number of younger children 0-9, adults in the
main childbearing or rearing years 30-44, and ‘younger’ seniors 60-69. This indicates a strong
trend by people in the 30+ age group to move in to or remain in the area to start a family, as well
as the retention and in-migration of those aged 55-69 years of age. The former are likely to be
established professionals or other higher income households. The decrease in those aged 20-24
years is interesting, and likely arises in part from household formation including those moving out
of the area to seek either employment or more affordable or appropriate housing options. Though
there has been a decrease in those aged 70-79, there has been an increase in the oldest age
groups though not at the same rate as the benchmark areas.
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Figure 4.8: % Resident Population Change 2001-2006 by Age Group
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles; ABS (2001) Census of
Population and Housing, Usual Residents Profiles

4.1.7. Resident Indigenous Population
The proportion of the resident population that classify themselves as Aboriginal and/or Torres Strait
Islander is 0.19%. This is quite similar to the proportion of Indigenous residents for Lower Northern
Sydney, though much lower than the proportion of Sydney and NSW more generally.
The resident Indigenous population in North Sydney grew by 6.8% between 2001 and 2006, which
is below the growth rates of the benchmark areas: Lower Northern Sydney 10.9%, Sydney SD
13.4%, and NSW 15.4%.69 However, the actual growth was only 3 people.

4.1.8. Place of Birth
Sydney is a very multi-cultural city with many people visiting and residing permanently who were
born overseas. North Sydney LGA is no exception. The figure below shows the proportion of the
population that were born either in Australia or elsewhere overseas.
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Figure 4.9: Place of Birth
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles.

Figure 4.10 shows the change in resident population between 2001 and 2006 by place of birth. The
residential population of North Sydney LGA who were born overseas increased by 4.3%, while the
Australian born population increased by 1%. This is similar to the change in population by place of
birth in Sydney SD, however Lower Northern Sydney SD had a very different profile with a
decrease in the proportion of the population born in Australia by –1.4% and a large increase
(8.0%) of those born outside of Australia. It is important to remember that these changes in
population are the result of both natural increase and migration.
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Figure 4.10: % Change in Resident Population by Place of Birth 2001 – 2006
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles. ABS (2001) Census of
Population and Housing, Usual Residents Profiles.
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4.1.9. Gross Individual and Household Income
Individual incomes in North Sydney LGA are some of the highest in the Sydney SD, with 19.2% of
the resident adult population earning $2,000 or more per week compared with around 6% for SSD.
The figure below compares the weekly gross individual incomes across the benchmark areas in
2006.
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Figure 4.11: Gross Individual Income for Persons aged 15 Yrs+
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles.

Household incomes in North Sydney are also high. The figure below shows the breakdown of gross
household incomes for the benchmark areas in 2006. North Sydney and Lower Northern Sydney
have a much higher proportion of households earning $2,500 and over compared to Sydney SD
and NSW, though there is a relatively average level of those on above median incomes ($70,00 to
$100,000). It is important to note that there are still a large number of local households earning
less than the SSD median, with around 36% of households in North Sydney LGA on less than
$60,000 per annum.
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Figure 4.12: Gross Weekly Household Income 2006
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles

4.1.10. Change in Median Household Income 1996-2006
This figure shows the change in median household income from 1996 to 2006 for North Sydney
and the benchmark areas. The 1996 and 2001 values have been adjusted based on CPI. Whilst all
areas show an increase in median household incomes across the decade, North Sydney saw a
dramatic increase between 1996 and 2001, and a less dramatic increase from 2001 to 2006. The
figure demonstrates there are much higher household incomes found amongst residents of North
Sydney compared with the Sydney SD.
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Figure 4.13: Median Household Incomes 1996-2006 (1996 and 2001 Adjusted)
Source: ABS (2006) Census of Population and Housing, Time Series Profiles; ABS (2008) Consumer Price Index
Australia, Index Numbers; All Groups; Australia.
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4.1.11. SEIFA
The Socio-Economic Index for Areas or SEIFA is a measure developed by the ABS that uses a
combination of indicators to measure aspects of relative disadvantage/advantage. For the SEIFA
measure of ‘Disadvantage’, the higher the value equates with less disadvantage. As the figure
below illustrates, North Sydney LGA is less disadvantaged for each of the SEIFA indices compared
to the benchmark areas.
Based on results from the 2006 census, the North Sydney LGA is one of the least disadvantaged
LGAs in NSW. When compared with all other LGA areas within the Australian states and the ACT,
North Sydney LGA had the 6th highest ranking for the index of Relative Socio-Economic
Disadvantage, the 4th highest for the index of Relative Socio-Economic Advantage-Disadvantage,
the 17th highest for the index of Relative Economic Resources, and the highest ranking for the
index of Education-Occupation. The neighbouring council areas of Mosman, Ku-ring-gai and Lane
Cove are also some of the least disadvantaged LGAs in the nation.70
However, there are pockets of less advantaged areas in the LGA in particular the Collection District
containing Greenway Housing Estate. This is adjoined by areas of extreme advantage, as shown in
the following map.

Figure 4.14: Socio-Economic Index for Areas (SEIFA) 2006
Source: ABS (2008) Census of Population and Housing, SEIFA2006.

4.2.

Household Composition & Characteristics

North Sydney LGA has a different household profile than the benchmark areas. As the figure below
shows, nearly 40% of all households in North Sydney are lone person households. This is much
higher than for Sydney SD (23%). North Sydney has a smaller proportion of households that are
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classified as family households (52.2%) than the Sydney SD average and a larger proportion of
households that are group non-family households (8.3%), most likely younger workers or students.
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Figure 4.15: Household Composition 2006
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles

4.2.1. Family Households
Looking specifically at the profile of family households in the North Sydney LGA, again there are
some distinct differences compared to the benchmark areas. Over 57% of family households in
North Sydney LGA are couples with no children compared with only 33% of family households in
Sydney SD. North Sydney correspondingly has a much lower proportion of families that are couples
with children compared to the benchmark areas. Figure 4.16 shows the breakdown of family
household types.
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Figure 4.16: Types of Family Households
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles

The predominance of couples with no children amongst families in North Sydney is a reflection of
the presence of both an older population and a young working population – many of which in both
groups are living alone. This is a sign of the later age at which many women (especially working
women) are deciding to have children, and/or couples deciding not to have children. The high
proportion of smaller rental properties and particularly flats and units is a key factor in meeting
housing demand and thus influencing the characteristics of those who move to and remain in North
Sydney LGA.
It is interesting to look at the changes in family types from 2001 to 2006, as shown in the figure
below. North Sydney LGA has seen substantial positive growth (12.7%) in couple families with
children between 2001 and 2006 compared to the benchmark areas. This positive increase in
couples with children is likely to be the result of in-migration of families with children or resident
couple families who did not have children in 2001 but did by 2006. Information on migration in
Section 4.3 provides further insight into this trend. There has also been quite an increase in ‘other
family’ types in North Sydney compared with negative change across the benchmark areas.
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% Change 2001-2006 family household types
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Figure 4.17: % Change in Family Household Types 2001-2006
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles and ABS (2001) Census of
Population and Housing, Basic Community Profiles.

There has been an increase in the fertility rates amongst women across the Lower Northern Sydney
SD LGAs, including North Sydney, at a time when NSW experienced an overall decrease.
The following table compares the average total fertility rate (TFR) over two three year periods
(2002-2004) and (2004-2006) for these LGAs. The TFR is the sum of live births by estimated
female resident population. The rate represents the number of babies born to a woman throughout
her reproductive life.71
Currently, women in North Sydney have a lower average TFR than Lane Cove and Willoughby, at
4%, 9% and 10% increases respectively. The positive change in TFR observed in all these LGAs is
in contrast to the negative change of -1% for NSW.
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Table 4.3 Total Fertility Rates in Lower Northern Sydney LGAs

Area

TFR 2004-06

TFR 2002-04

% Change

North Sydney

1.19

1.15

4%

Mosman

1.47

1.42

5%

Ryde

1.47

1.47

0

Ku-ring-gai

1.51

1.47

4%

Lane Cove

1.58

1.49

9%

Willoughby

1.60

1.50

10%

Hunter`s Hill

1.72

1.71

1%

New South Wales

1.79

1.8

-1%

Source: ABS (2007) NSW Regional Statistics: Health, Table 1 Births by age of mother and Total Fertility Rate;
ABS (2004) NSW Regional Statistics: Births by age of mother and Total Fertility Rate

4.2.2. Lone Person Households
There is a much higher proportion of lone person households in North Sydney compared to the
benchmark areas. Again, this is likely due to a range of factors including the smaller rental
properties that are available.
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Figure 4.18: % of Households that are Lone Person Households 2006
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles

Despite the high proportion of lone person households in North Sydney, the % change in lone
person households from 2001 to 2006 is actually much smaller compared with the benchmark
areas. As the figure below shows, the number of lone person households in North Sydney had a
positive change of 1.41% between 2001 and 2006, which was well below the change observed in
Sydney SD and NSW of approximately 7%. A likely difference is that the addition of lone person
households in Sydney SD and NSW is largely as a result of the aging of the population and other
social trends including higher rates of divorce rather than a younger renting population in North
Sydney.
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Figure 4.19: % Change in Lone Person Households 2001-2006
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles, Number of persons usually
resident by household type; ABS (2001) Census of Population and Housing, Basic Community Profiles,
Relationship in household - Count of persons in occupied private dwellings.

Who are the lone person households?
A strong counter trend regarding the characteristics of lone person households is evident for North
Sydney LGA compared with the benchmark areas. Individuals in the younger age groups, including
15-24, 25-34 and 35-44 year olds, make up 49% of all lone person households in the area. For
Sydney SD, 18-44 year olds make up around 33% of lone person households. At the older end of
the spectrum, 23% of lone person households in North Sydney LGA are 65 and older compared
with around 36% for Sydney SD.
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Figure 4.20: Lone Person Households by Age 2006
Source: ABS (2006) Census of Population and Housing, Place of Enumeration Profiles (excludes visitors from
within Australia and overseas).
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Interestingly, there is a much higher proportion of women lone person households in North Sydney
across all age groups, and particularly among older households. Whilst this is consistent for Sydney
SD in the older age groups, a counter trend to the average is again apparent for the younger age
groups, where lone person households in Sydney SD tend to be more male dominated.
Approximately 60% of all lone person households in North Sydney are female, which is similar to
Balance Lower Northern Sydney (Lower Northern Sydney minus North Sydney LGA), and
approximately 7-10% higher than the female rates for Sydney SD and NSW. This gender imbalance
is largely due to elderly women outliving their male spouse.
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Figure 4.21: Lone Person Households by Sex 2006
Source: ABS (2006) Census of Population and Housing, Place of Enumeration Profiles (excludes visitors from
within Australia and overseas).

However, the gender imbalance for lone person households in North Sydney LGA differs to the
benchmark areas, as there is a higher proportion of younger women living alone – 60% higher
than Balance Lower Northern Sydney for females aged 25-34 years who are living alone. A
comparison between North Sydney LGA and Balance Lower Northern Sydney SSD is shown below.
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Figure 4.22: Lone Person Households by Age by Sex 2006
Source: ABS (2006) Census of Population and Housing, Place of Enumeration Profiles (excludes visitors from
within Australia and overseas).

4.3.

Migration Trends

The following section provides detailed information regarding migration patterns to and from North
Sydney LGA between 2001 and 2006. This data provided here is based on an ABS Special Order
collated from 2006 Census data.

4.3.1. Overall Migration Findings
According to the 2006 census there were 17,232 residents residing in North Sydney LGA who
resided elsewhere five years ago. The majority of in-migration came from Lower Northern Sydney
(22.2%), Central Northern Sydney (17.1%), Northern Beaches (8.2%), and from Inter-state
(15.5%), predominately from Victoria and Queensland. A smaller proportion of people moved from
Inner Sydney (8.7%), Eastern Suburbs (6.0%) and Inner Western Sydney (2.2%) to the LGA. The
remainder of people moving into North Sydney were from Sydney Remainder (Sydney SD minus
the previously mentioned areas, 11.7%). Only 4.3% of in-migration was from either the Illawarra
or Newcastle.
During the same period 17,578 people left North Sydney for other areas, a very similar figure to
the number who moved into the LGA. This out-migration went to Lower Northern Sydney (27.8%),
Interstate (18.5%, of which approximately 43% was to QLD), Inner Sydney (11.7%), Central
Northern Sydney (10.3%), Northern Beaches (9.3%), and Sydney SD Remainder (7.8%). Very few
residents moved further a field to the Illawarra, Newcastle or elsewhere in NSW (7.0%).

NORTH SYDNEY HOUSING STRATEGY – BACKGROUND REPORT

43

PART B:

In net terms, North Sydney experienced a net outward migration of 346 persons between 2001
and 2006. Most of this migration was to Willoughby SLA, Queensland and Leichhardt SLA
accounting for approximately 58% of all net out-migration.

4.3.2. Migration by Age
The largest in-migration by age was from 20-29 year olds, who accounted for more than a third or
36.1% of all in-migration to North Sydney LGA. A further 28% of in-migration resulted from 30-39
year olds, and 16.3% from 40-54 year olds. Very few retirees or elderly residents (65+) moved to
North Sydney (4.5%). A high proportion of 20-29 year olds (23%) or 1,430 people came from
Central Northern Sydney. A similar proportion (21.1%) of 30-39 year olds moved from Lower
Northern Sydney SD. These results indicate a preference of younger professionals from the
surrounding northern region to move to North Sydney.
In terms of total outward migration, the majority resulted from 30-39 year olds (42.9%) and 40-54
year olds (21.4%) moving out of the area. Also, an additional 8.2% of outward migration came
from 5-19 year olds. If we assume that these previously mentioned age groups moved as a family,
more than 72.5% of out-migration could be due to couples or families with children moving seeking
larger, more appropriate or more affordable homes. Across all age groups, Lower Northern Sydney
was the major recipient of outward migration.
Overall, net migration by age resulted in a ‘negative ageing’ of the population, shown by the
following diagram. Though there was reasonably comparable ‘churn’ (or balanced in- and outmigration) among most age groups, the only significant net in-migration came from the 20-29 year
old age group.
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Figure 4.23: North Sydney LGA Migration by Age
Source: JSA (2008) Based on ABS Special Order (2008)
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The following map shows the movement of persons aged 55 years and over in net terms. In
general, North Sydney LGA receives net in-migration from persons aged 55 years and older from
Central Northern Sydney and Lower Northern Sydney SSDs which may be the result of retirees
selling their family home and downsizing or to age restricted developments located in North
Sydney. In this context, net out-migration is largely driven by lifestyle choices and is observed in
Inner Sydney and Gosford – Wyong SSDs, and to a lesser extent to Newcastle, Illawarra, and
Outer Western Sydney SSDs.

Figure 4.24: Net Migration by Persons Aged 55+ years
Source: JSA 2008
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The net migration of 20-39 year olds has also been calculated and is shown below. As observed,
net in-migration is solely from within Sydney SD, and predominately from Central Northern Sydney
SSD. However, there were significants movements from the remainder of Sydney SD

Figure 4.25: Net Migration by Persons Aged 20-39 years
Source: JSA 2008
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4.3.3. Migration by Family Type
The majority of in-migration resulted from ‘lone person households’ (21.2%) or 5,619 persons,
‘couples with no children’ (37%) or 2,930 persons, and 'couple family with children or 19.1% were
persons in.
Outward migration was largely due to couples with children and couples without children (40.8%
and 31.8% respectively). This most likely indicates a preference by couples either planning to have
children or expecting to have more children for larger housing sizes that can be found in the
adjacent

areas.
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types,
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Northern

Sydney

(approximately a third), 17-18% move to Northern Beaches and Central Northern Sydney and
Interstate. The net result is an increase in couples only households.
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Figure 4.26: North Sydney LGA Migration by Family Type
Source: JSA (2008) Based on ABS Special Order (2008)

The following two maps shown overleaf illustrate the spatial implication of the net migration of
couples with and without children. In general, the majority of net in-migration occurs from Central
Northern Sydney, however there is some considerable net in-migration from Newcastle, Blacktown
and Eastern Suburbs SSDs. The largest recipients of net out-migration are confined to the adjacent
areas of Lower Northern Sydney and Inner Sydney SSDs and to a lesser extent Illawarra SSD.
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Figure 4.27: Net Migration by Couples with No Children
Source: JSA 2008

For couples with children (shown overleaf), Eastern Suburbs SSD is the only area from which North
Sydney LGA is the recipient of net in-migration. The northern SSDs including Lower Northern
Sydney, Northern Beaches experience the majority of net out-migration by couples with children
from North Sydney, largely driven by these households seeking accommodation suitable for
families.
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Figure 4.28: Net Migration by Couple with Children
Source: JSA 2008

The following map illustrates the net migration of lone person households. As stated previously,
there is a large proportion of lone person households migrating to North Sydney, largely driven by
young professionals moving into the area for employment purposes. The largest in-migration is
from Central Northern Sydney and Northern Beaches SSDs, although Outer Western Sydney,
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Blacktown, Central Western Sydney, Lower Northern Sydney, St George-Sutherland and the
Eastern Suburbs SSDs experience a net in-migration to North Sydney LGA.

Figure 4.29: Net Migration by Lone Person Households
Source: JSA 2008
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4.3.4. Migration by Household Income
The household income of persons moving to and from North Sydney has also been analysed. The
majority of persons (77.5%) moving to North Sydney were in households earning more than
$1,200 per week. A further 12.3% of persons were in households earning between $800-$1199 per
week. For out-migration, the majority of persons (76.8%) were in households earning in excess of
$1,200 per week. This is shown as number of persons below. There is virtually no net gain or loss
across any household income.
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Figure 4.30: North Sydney LGA Migration by Household Income
Source: JSA (2008) Based on ABS Special Order (2008)
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Figure 4.31: Net Migration by Persons in Households Earning in Excess of $1200 per week
Source: JSA 2008

Overall there is a net decrease of 195 households having a higher earning capacity (earning more
than $1,200 per week) and who are leaving for Lower Northern Sydney.
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The map shown below illustrates the geography of net movement of persons in households earning
more than $1,200 per week. The majority of net in-migration occurs from Central Northern Sydney
SSD and the remainder from Sydney SD. The majority of net out-migration occurs to the adjacent
Lower Northern Sydney SSD and Inner Sydney SSD as well as Northern Beaches SSD. Also, some
limited net out-migration occurs to Inner Western Sydney SSD and Illawarra SSD. This seems to
indicate a ‘stepping stone’ phenomenon of high-income households moving to North Sydney from
Central Northern Sydney with a relatively equal number of households out-migrating to Lower
Northern Sydney and the Northern Beaches SSDs.
The following illustration indicates the net migration of persons residing in households earning less
than $1,200 per week. The majority of net in-migration occurs from Central Northern Sydney SSD
and Northern Beaches SSD most likely due to households in search of employment. Net outmigration occurs to predominately the Lower Northern Sydney SSD and Illawarra SSD and to a
lesser extent the northern areas Gosford-Wyong, Hunter Balance, and Tweed Shire SSDs (seachange). There was also some significant loss of low-income households to the Inner Sydney and
Canterbury-Bankstown SSDs. This last result is most likely the result of couple families with
children seeking larger suitable housing a housing choice that is not readily available in North
Sydney LGA.
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Figure 4.32: Net Migration by Household Income $0-$1,200 per week
Source: JSA 2008
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4.4.

‘Key Workers’ in North Sydney

The City of Sydney has recently announced plans for 700 affordable housing units in Glebe-Ultimo
for ‘key workers’ to ensure that “people employed in essential services can afford to live close to
where they work”.72 The City will work in partnership with the State government to carry out the
$260 million project on two sites, a Department of Housing site and a City of Sydney site. The plan
is for some of the homes will be sold at below-market prices for low to moderate income
households, while others will be rented out to ‘key workers’ in emergency services and the service
industry who are on low to moderate incomes. The Lord Mayor Clover Moore has identified ‘key
worker’ groups including nurses, police officers, cleaners and bus drivers who may benefit from the
plan. The City of Sydney and State government hope that the plan will be a model for other LGA’s
interested in developing affordable housing for key workers.
While ‘key worker’ housing is a relatively new concept in Australia, they are well established in the
UK. A ‘key worker’ in the UK is generally defined as “someone employed by the public sector in a
frontline role delivering an essential public service in the areas of health, education and community
safety where there are serious recruitment and retention problems.”73 Key workers are also
typically on low to moderate wages.

The City of Canada Bay has established a key worker

affordable housing program where eligibility recipients must meet the following criteria: low to
moderate income earner; permanently employed; an Australian citizen or permanent resident;
does not own property or assets; which could be used to assist meet housing needs; employed in
Canada Bay or other LGAs in health services, childcare and early childhood, primary or secondary
education or emergency services.74 Could such a proposal work for North Sydney?

4.4.1. Income of Workers in North Sydney LGA
In 2006, there were 60,052 people aged 15 and over who were employed whose place of work was
North Sydney LGA.

The vast majority (nearly 85%) of employees in North Sydney LGA are

workers who do not own their own business.

When we look at the gross weekly incomes of

workers in North Sydney, we see that a relatively high proportion (nearly 22%) earn more than
$2,000 per week. Approximately 30% of workers in North Sydney LGA are on low to moderate
incomes, earning below $800 per week.
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Figure 4.33: Gross weekly individual incomes of people employed in North Sydney LGA
Source: ABS (2006) Census of population and housing, Place of Work profile

4.4.2. Example of ‘Key Workers’ in North Sydney LGA
To understand if ‘key workers’ are a high need group for affordable housing in North Sydney, it is
important to get an idea of how many employees are in ‘key worker’ fields and what their incomes.
For an example, we can look at two fields – community and personal service workers and
labourers. These two fields include occupations such as health and welfare support workers, carers
and aides, cleaners and laundry workers and food preparation assistants. There are many other
sectors that may be included in a definition of a ‘key worker’, we have selected these two to
illustrate aspects about the working population in North Sydney.

The following table and figure

provide an overview of those employed persons in these occupations by sex and by gross weekly
income. While further detailed work would be required to assess the extent of need for affordable
housing amongst low and moderate income ‘key worker’ populations in North Sydney, this simple
exercise shows that there are low-income earning ‘key workers’ working within the North Sydney
LGA.
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Table 4.4: Example of Key Workers Employed in North Sydney LGA

OCCUPATION
Community and personal service workers
Community and personal service workers nfd
Health and welfare support workers
Carers and aides
Hospitality workers
Protective service workers
Sports and personal service workers
Total Community and personal service workers
Labourers
Labourers nfd
Cleaners and laundry workers
Construction and mining labourers
Factory process workers
Farm, forestry and garden workers
Food preparation assistants
Other labourers
Total Labourers
TOTAL

Males

Females

Persons

0
43
58
483
359
242
1,185

0
111
477
602
73
630
1,893

0
154
535
1,085
432
872
3,078

9
235
127
38
23
170
302
904
2,089

3
213
0
45
5
120
62
448
2,341

12
448
127
83
28
290
364
1,352
4,430

Source: ABS (2006) Census of Population and Housing, Working Population Profile

The following figure shows the gross incomes of these two occupation groups. Approximately 71%
of community and personal service workers in North Sydney earn below $800 a week, and 79% of
labourers in North Sydney earn below $800 per week.
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Figure 4.34: # Community & personal service workers and labourers by gross weekly income
Source: ABS (2006) Census of Population and Housing, Working Population Profile
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5.

The Supply of Housing

5.1.

Overview

This section provides an overview of the nature of housing supply in terms of the type and tenure
of stock. In summary, North Sydney LGA has a very high proportion of high-density flats, units and
apartments, and hence of one and two bedroom dwellings relative to Sydney and Lower Northern
Sydney. Over half of all stock is rented, and around 80% of renters live in flats and apartments,
though there is a much lower than average level of public and community housing in the LGA.
Lower than average home ownership is evident in North Sydney across all age groups when
compared with the regional and Sydney benchmarks.
Between 1991-2001 there was an increase in the number of homes owned outright in North
Sydney. Though between 2001-2006 there was a stark decline in these numbers mirrored by an
increase in the number households with a mortgage/purchasing homes. The number of households
renting has continued a steady increase over time, although the proportion of renters versus other
households (outright owners, purchasers, etc) has decreased indicating that the stock of rental
properties is not keeping pace with the growth of owner occupied properties.
There are some interesting findings with regards to the number of separate houses in North
Sydney, as Census data shows that from 1991-2001 the number was decreasing but from 20012006 there appears to be a noticeable increase. We have investigates these findings with the ABS
and await their response. The number of flats and units has continued to grow over time, with
substantial growth between 2001 and 2006 primarily in bed-sits, 1-bedrooms, and larger 4bedroom+ units. The proportion of 2 and 3 bedroom units has remained relatively static over time.
As noted elsewhere, this is reflected in the mobility and youth of the population as well as the low
level of affordability to buy a home in the area for first homebuyers and/or the more restricted
choice for those needing to increase the size of their dwelling. The relatively low number of persons
per dwelling accords with the high proportion of lone person and couples without children that
dominates the household profile within North Sydney LGA.
Moreover, the importance of the rental market as a resource to younger and higher income worker
from North Sydney and proximate areas of Sydney is evident. However, it is likely that the type
and cost of stock available precludes purchase by those who may wish to continue to live in the
LGA, but are unable to access stock appropriate to their family’s changing needs.

5.2.

Key Housing Trends

5.2.1. Dwelling Types
North Sydney has a dramatically different dwelling type profile compared to the benchmark areas.
As the figure below shows, 69% of all occupied private dwellings in North Sydney are flats, units
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and apartments with a relatively small proportion of its dwellings in the form of separate houses,
semi-detached, row and terrace houses. This is in direct contrast with the dwelling type profile of
Sydney SD, where the proportions are nearly reversed. Lower Northern Sydney appears to have a
more balanced dwelling profile of low density and high density housing types. The predominance of
high density living in North Sydney is likely the result of high land values and its close proximity to
the harbour, services, transport, its own CBD and Sydney CBD.

80.0

% of all occupied private dwellings

70.0

60.0

50.0

40.0

30.0

20.0

10.0

0.0

North Sydney
Lower Northern Sydney
Sydney SD
NSW

Separate house

Semi-detached, row or terrace house,
townhouse

Flat, unit or apartment

Other dwelling

14.5
43.7

15.6
12.2

69.0
43.6

0.8
0.5

63.7
71.5

11.8
9.7

23.9
17.7

0.6
1.1

Figure 5.1: Types of Occupied Private Dwellings
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles

It is important to note that a very high proportion of the LGA’s stock is in two-bedroom or smaller
dwellings, with around 24% in bedsits and one-bedroom stock compared with 7% for Sydney SD,
and 44% in two-bedroom dwellings compared with 25% for Sydney. The much higher proportion of
flats, units and apartments strongly influences dwellings size in the LGA.
Table 5.1: # of Bedrooms of Occupied Private Dwellings

North Sydney LGA

700
5,457
11,504
6,607

As % of all
Dwellings
2.7%
20.9%
44.0%
25.3%

1,852
26,120

Dwellings
Bedsits
1 Bedroom
2 Bedroom
3 Bedroom
4 or more
Bedroom
Total

Sydney SD

12,112
85,230
350,684
547,754

As % of all
Dwellings
0.9%
6.1%
25.2%
39.4%

7.1%

395,718

28.4%

100%

1,391,498

100%

Dwellings

Source: ABS (2006) Census of Population and Housing, Basic Community Profiles
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5.2.2. Tenure Type
The figure below details the mix of tenure types across the study areas. North Sydney has a lower
rate of homes that are being purchased and fully owned compared to the other areas, and a much
higher rate of those renting from a real estate agent or from a person not in the same household
(possibly sub-letting arrangements, etc). This likely represents both the mobility and youth of the
population as well as the low level of affordability to buy a home in the area for first homebuyers
and those needing to increase the size of their dwelling, as well as the rates of return on
investment for landlords. There is also a lower proportion of social housing properties with only
1.9% of occupied private dwellings rented from either a State or territory housing authority,
housing co-operative, community or church group compared with 3.0% for Lower Northern
Sydney, 5.3% Sydney SD and NSW respectively. It is also noted that 80% of renters in the LGA at
the time of the 2006 Census were in flats, units and apartments.
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% of occupied private dwellings
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North Sydney
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32.7
31.9
34.8

21.4
27.0
33.1
31.9
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agent
38.9
26.6
19.4
16.7

State or
Housing coPerson not in operative/commu
territory housing
Other tenure type
same household
authority
nity/church group
1.7
2.5
4.8
4.7

9.1
6.3
5.1
5.6

0.2
0.5
0.5
0.6

0.5
0.8
0.7
0.8

Figure 5.2: Tenure Type of Occupied Private Dwellings
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles

The rate of home ownership by age of reference person is shown below. This indicates a lower than
average rate of home ownership in North Sydney across all age groups when compared with the
benchmarks of Lower Northern Sydney SSD and Sydney SD.
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Figure 5.3: Homeownership by Age of Reference Person
Source: ABS (2008) Census of Population and Housing, Special Order

5.2.3. Number of Persons Per Dwelling
The figure below looks at the number of persons per dwelling by different dwelling types including
separate houses, semi-detached/row/townhouses, flat/units/apartments, and other types of
dwellings. Across the different dwelling types, North Sydney has a lower number of persons per
dwelling. This is likely to represent the high proportion of lone person and couple without children
households that dominate the household profile within the LGA.
4.00

# of persons per dwelling

3.50
3.00
2.50
2.00
1.50
1.00
0.50
0.00
Separate house

Semi-detached, row
or terrace house,
tow nhouse total

Flat, unit or apartment
total

Other dw elling total

North Sydney

2.54

2.18

1.72

1.65

Low er Norther Sydney

2.92

2.28

1.80

1.93

Sydney SD

3.01

2.39

1.94

1.94

NSW

2.84

2.26

1.88

1.80

Figure 5.4: # of Persons Usually Resident by Dwelling Type
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles
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To investigate this topic further, in the figure below we have added Eastern Suburbs SD and
Fairfield-Liverpool SD – two distinctly different areas, but both with a considerable level of highdensity accommodation available. We find that Eastern Suburbs SD and especially LiverpoolFairfield SD have higher numbers of usual resident occupancy rates across most dwelling types
compared with the benchmark areas. The higher numbers of residents per dwelling could be the
result of larger families or larger groups living together, perhaps due to affordability reasons.
4.00
3.50

# of persons per dwelling

3.00
2.50
2.00
1.50
1.00
0.50
0.00
Separate house

Semi-detached, row or terrace
house, tow nhouse total

Flat, unit or apartment total

Other dw elling total

North Sydney

2.54

2.18

1.72

1.65

Low er Norther Sydney

2.92

2.28

1.80

1.93

Eastern Suburbs SD

2.92

2.51

1.85

2.11

Fairf ield-Liverpool SD

3.34

2.86

2.27

2.06

Sydney SD

3.01

2.39

1.94

1.94

NSW

2.84

2.26

1.88

1.80

Figure 5.5: # of Persons Usually Resident by Dwelling Type – Eastern Suburbs & Fairfield-Liverpool
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles

5.2.4. Changes in Stock Type and Tenure
Changes in the tenure, dwelling type, and bedrooms numbers of occupied private dwellings in
North Sydney between 1991 and 2006 is described below. The following table looks at changes in
tenure over this period.
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Table 5.2: Selected Dwelling Indicators, North Sydney 1991 - 2006
Tenure

1991

1996

2001

2006

Fully Owned

7,026

7,606

8,191

6,739

Being Purchased

3,449

3,298

3,744

5,739

12,162

13,373

13,721

14,009

2,131

2,535

2,851

3,686

24,768

26,812

28,507

30,173

Separate Houses

3,889

3,663

3,516

4,192

Semi-detached, row or terrace house, Townhouse

4,058

4,035

4,273

4,512

19,405

18,122

20,213

21,207

18

0

30

19

0

21

10

6

House or flat attached to a shop, office etc.

118

78

78

222

Not Stated

422

899

391

14

27,910

26,818

28,511

30,172

5,691

6,157

All Rented
Other Tenure
Total
Dwellings

Flat, unit or apartment
Caravan, cabin, houseboat
Improvised home, tent, sleepers out

Total
Bedrooms

1 Bedroom or Bedsit
2-bedrooms
3-bedrooms

-

-

-

-

11,227

11,504

-

-

6,542

6,607

-

-

1,724

1,852

4 or more bedrooms

Source: ABS (2006) Census of Population and Housing, Time Series Profiles; ABS (2001) Census of Population
and Housing, Time Series Profiles

As shown above, there was a constant increase in households owning their home outright from
1991 to 2001. This was followed by a subsequent decline between 2001 and 2006 with only 6,739
households owning their dwelling outright – the lowest number and proportion of outright
ownership in the 15 year period. This sharp decline is largely driven by the large increase in
households with a mortgage (‘being purchased’). In 2006, there were 5,739 households with a
mortgage, an increase of approximately 53% from 2001 and 74% increase from a low in 1996. A
trend to exchanging ‘equity’ for ‘debt’ is in part responsible for this, as owners expand their
existing home or trade up to more prestigious homes within the area, as well as older established
owners sell out of the area to realise some capital of their existing dwelling.
We have also looked at changes in rental over time, and aggregated all forms of rental to allow for
changes in definition between census periods. ‘All rented’ households, which includes private
renters as well as public and community housing tenants, have risen steadily between each census
period. In 2006 there were 14,009 households renting, an increase of approximately 15% since
1991. However, despite this increase, rental households as a proportion of all households in North
Sydney have decreased from approximately 50% of all households in 1991 to 46% of all
households as of 2006, so that the stock of rental properties is not keeping pace with growth of
owner occupancy.
The above indicates that there was a constant decrease in the number of separate houses between
1991 and 2001, falling from 3,889 in 1991 to 3,516 in 2001 – a decrease of approximately 11%.
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However, there was reported to be an increase in the number of separate houses between 2001
and 2006. JSA has sought and awaiting explanation from the ABS with regard to this figure. Semidetached dwellings including row and terrace housing, and townhouses have increased gradually in
number during the period between 1991 and 2006, representing an increase of approximately
11%. Despite this increase, semi-detached dwellings as a proportion of all dwellings have remained
static during the same period at a level of 14%-15% of all dwellings.
Flats, units and apartments have experienced the largest increase in actual terms of all dwelling
types between the period 1991 and 2006. As of 2006, there were 21,207 flats, units and
apartments, an increase of 9.3% or 1,802 dwellings since 1991. More than 55% of this increase
occurred between 2001 and 2006. Given findings elsewhere regarding the importance of this type
of stock to the local and regional rental market, and the predominance of renters in this type of
housing stock, its growth in absolute terms is a positive trend.
The number of bedrooms across all dwelling types has also been calculated for the period 2001
and 2006 (1991 and 1996 data is not readily available). Bedsits and 1-bedroom dwellings have
increased by 8.2% or 466 dwellings between 2001 and 2006, whilst 2-bedroom and 3-bedroom
dwellings have remained relatively static during the same period. There has also been a strong
increase in 4-bedroom or more dwellings during the same period, increasing by approximately 8%
or an additional 128, 4 or more bedroom dwellings. This is largely (67%) the result of the
demolition of smaller cottages and replacement with larger dwellings and to a lesser extent, as
conversions of residential flats, semi’s and boarding houses into single premises. However, despite
these increases, the actual proportion of each dwelling type has remained relatively stable.
The following figure looks at a shorter census time period, and indicates change in dwelling type
between 1996 and 2006 for North Sydney LGA. This has been benchmarked against Lower
Northern Sydney SSD and Sydney SD.
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Figure 5.6: Change in Dwelling Type 1996-2006
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Source: ABS (2006) Census of Population and Housing, Time Series Profiles

As shown above the greatest growth in North Sydney LGA has been in ‘flats, units or apartments’,
which has grown by 17% or 3,489 dwellings between 1996 and 2006. However, there appears to
be an almost equivalent increase in the number of separate houses in North Sydney LGA. This
would appear to be a high figure given what we understand to be more recent development and
market scenarios, and is likely to be in part due to differences between census categorisation in
different time series data used. The 2001 Census Time Series Profile states that the 2001 Total
Rental figure is 13,721, whilst the 2006 Census Time Series Profile figure for the same count is
14,060. JSA has sought and awaiting explanation from the ABS for the differentiation between the
two figures. Conversion of residential flat buildings, semi detached dwellings and boarding houses
into single premises may account for a portion of this result, however more research needs to be
undertaken in an effort to understand the increase of 676 separate houses between 2001 and
2006.
Again, using a somewhat different time horizon, the proportional changes in tenure from 1996 to
2006 have shown a proportional increase in purchasers, a decline in outright owners and a static
rental situation, despite the increase in absolute sock noted above.
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Figure 5.7: Change in Tenure, North Sydney LGA 1996-2006
Source: ABS (2006) Census of Population and Housing, Time Series Profiles
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6.

Housing Demand/Supply Interaction

6.1.

Overview

This section looks at projected population and other trends that indicate the nature of likely
demand in the future. NSW Department of Planning (DOP 2005) forecasts an increase of 14,380
residents between 2006-2031 or an additional 575 persons a year, or a total population of 75,490
residents in 2031. Our adjusted figures indicate a total population of 71,965 or 13,798 based on
actual 2006 census counts. Either way, this is a projected increase of 23.5% over 25 years.
Unlike other areas, growth of dwellings in the most recent inter-censal period was equivalent to
population growth, largely due to the relatively small size of existing households. If current trends
continue in North Sydney, a 23.5% in dwelling growth would mean an additional demand for 7,959
dwellings by 2031 compared with the DOP allowance of 5,500 dwellings in the Metro Strategy.
Unlike the rapid aging of the NSW and national population, a relatively stable and youthful age
profile is forecast for North Sydney LGA, which supports an upper estimate. Unlike other areas with
an aging population, the current rate of natural increase indicates the need for more family
accommodation with more bedrooms and some private outdoor space. However, supply/demand is
likely to be constrained by the extent and nature of additional housing supply, high cost of land and
other market factors and is in this sense interactive.
Nonetheless, an increase of around 4,300 households aged 55 years and older is forecast by 2021.
On normative standards, there is currently a shortage of about 150 Independent Living Units
(ILUs)/Self Care Units in age-restricted developments in North Sydney with that shortfall projected
to increase to about 370 ILUs by 2031. However, the supply of smaller more manageable dwellings
suited to older people in conventional residential development is projected to be well above any
likely increase in demand from an ageing population as the majority of housing in North Sydney is
in the form of smaller and relatively well located apartment and units. However, physical
accessibility and adaptability of stock is likely to be an issue of increasing importance in the future.
In terms of residential aged care, currently North Sydney is adequately catered for with low care
residential places (‘aged hostels’), however a shortfall of 196 places is predicted by 2031. There is
currently a shortage of high care residential (‘nursing home’) places of 53 and this is predicted to
increase to a shortfall of 250 places by 2031.

6.2.

Population Projections

In 2005, the NSW Department of Planning (DOP) released population projections by SLA. These
projections have been used comprehensively throughout the State for planning for individual LGA’s
and for regionally based planning. The diagram below illustrates the projections as indicated by the
light blue line. Typically these projections have overestimated 2006 populations when compared to
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the census. The accompanying dark blue line is DOP’s population projections calibrated for this
overestimate. The figures for 2001 and 2006 are derived from census data.
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Figure 6.1: NSW Department of Planning Population Projections 2001-2031 for North Sydney LGA
Source: Judith Stubbs and Associates (2008): derived from TPDC NSW SLA Population Projections 2001-2031,
and ABS Census 2001 and 2006

The DOP’s population projections show an increase of 14,380 residents between the period 20062031 or an additional 575 persons a year, with a projected absolute population of approximately
75,490 residents in 2031 (an increase of 23.5% or 0.8% per annum). 2006 Census data provided
an up-to-date record of the population as of August 2006. It showed the population as 58,257,
2,853 less than DOP projections. For the period 2001-2006, the North Sydney population grew by
1.2% compared to 0.7% growth for NSW. The TPDC projections for North Sydney showed 0.8%
growth for the same period.

Table 6.1: Comparative Population & Housing Trends 2001 and 2006

North Sydney
LGA

Lower
Northern
Sydney SD

Sydney SD

NSW

1.0%

1.0%

1.3%

1.1%

Annual Population growth 20012006

1.2%

0.8%

0.7%

0.7%

Growth in number of
Households 1996-2001

1.2%

1.2%

1.6%

1.5%

Indicator
Annual Population growth 19962001
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Growth in number of
Households 2001-2006

1.1%

0.9%

1.1%

1.1%

Total No. Private Dwellings 2006
Census

33,871

131,703

164,676

2,728,721

% Increase Total Private
Dwellings 2001-2006

4.9%

4.6%

6.3%

6.1%

Unoccupied private dwellings
2001

11.7%

8.0%

7.0%

8.9%

Unoccupied private dwellings
2006

10.9%

7.9%

7.4%

9.5%

Annual growth rate in
unoccupied private dwellings

-1.4%

-0.3%

1.1%

1.3%

Household size 2001

1.9

2.4

2.7

2.6

Household size 2006

1.9

2.4

2.7

2.6

Source: ABS Census of Population and Housing data 2001 and 2006

For 2001-2006, population in North Sydney grew more rapidly than for benchmark areas. Unlike
other areas, the growth in the number of households was equivalent to population growth. This is
probably because of the already low average household size in the LGA. Unlike other areas, there is
not a trend towards decreasing household size. (This trend is not evident in the household size
figures as the trend is to small to detect in the reporting of the figure to one decimal place).
Compared to Sydney SD and to NSW, the proportion of unoccupied dwellings in North Sydney LGA
decreased whereas the wider trend is towards an increase in unoccupied dwellings. Household size
is very low in North Sydney and is probably at a minimum reflecting the disproportionate young
adult age structure as shown below.
If current trends continue in North Sydney, a 23.5% in dwelling growth would mean an additional
demand for 7,959 dwellings by 2031 compared with the DOP allowance of 5,500 dwellings in the
Metro Strategy. Unlike the rapid aging of the NSW and national population, a relatively stable and
youthful age profile is forecast for North Sydney LGA, which supports an upper estimate. However,
demand is likely to be constrained by the extent and nature of additional housing supply, and is in
this sense interactive.

6.3.

Age Projections

The figure below shows the current and predicted age structure of North Sydney LGA, based on
TPDC data.
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Figure 6.2: Projected Population Pyramid 2006-2031
Source: Judith Stubbs and Associates (2007) and derived from TPDC NSW SLA Population Projections 20012031 2005 Release- Detailed Data Version 1.0 (2005)

The following diagram illustrates the proportional change across broad age groups over the same
period.
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% of Total North
Sydney LGA
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10.0
5.0
0.0
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2026

2031
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13.3

13.0

12.6

12.3

12.1

11.9

20-34 years

36.8

34.3

33.4

32.8

32.1

31.4

30.7
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29.0
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29.8

29.6

29.3

29.0

28.8

55-64 years

9.6

11.1

11.2

10.9

11.1

11.1

11.0

65 years +

11.7

11.7

12.6

14.1

15.3

16.5
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Figure 6.3: Projected Population of North Sydney LGA by Broad Age Group 2001-2031
Source: Judith Stubbs and Associates (2007) and derived from TPDC NSW SLA Population Projections 20012031 2005 Release- Detailed Data Version 1.0 (2005)

From the above projections by age groups, it can be seen that the proportion of younger adults
(20-34 years) is expected to decline. Based on trends for 2001-2006, this decline is likely to be
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greater than that predicted. This decline has been offset by an increase in the population 65 years
and over, reflecting a general ageing of the population. However, in overall terms the population
profile is forecast to remain relatively youthful, particularly compared with NSW and national
forecasts.

6.4.

Demand for Aged Accommodation

6.4.1. Smaller More Manageable Dwellings and Independent
Living Units
A minority of people over 55 years of age will choose to move into an age-restricted development
(e.g. self care apartments within a Retirements Village), which may include various facilities and
higher levels of care. The DOP (formerly DIPNR) estimated that less than 5% of those aged 55 and
over will move into aged restricted self-care units at some time.75
JSA’s research indicates that the vast majority who enter age-restricted self-care units will do so
when they are in their 70s, and often following some life change (e.g. death of a partner,
decreased mobility, or increasing concerns about security or caring for house and garden).76
Therefore, one way of calculating likely demand for self-care units specifically in age restricted
complexes can be derived from DIPNR’s recent finding, but using a slightly more generous
comparative benchmark of 5% of those over 55 years, rather than 4% of older households, to
account for market growth from 2004.
Further guidance is provided by the DOP in its Guidelines for the Preparation of SEPPSL Exemption
Reports. A target is set that 20% of households made up of those aged 55-74 years have more
manageable forms of housing available to them in their local community. This will include a
proportion that will seek to live in age-restricted developments, like Retirement Villages (5%), and
the balance (15%) in more manageable and/or accessible housing within conventional residential
areas.
These various benchmarks have been applied to the current and future aged population of North
Sydney LGA in order to examine the extent of current and future demand for different forms of
age-appropriate housing.

6.4.2. Estimated requirement for ILUs in the locality

Table 6.2 below calculates potential requirements for ‘more manageable dwellings’ including those
in age-restricted complexes as Independent Living units (ILUS) for each 5-year period from 2006
to 2031.
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Table 6.2: Requirement for More Manageable Dwellings including ILUs

No
Households
55+ (1)

No. More
No. ILUs
Manageable
Current
Required in AgeDwellings
Existing
restricted
Required (not
Dwellings (4)
Developments (3)
incl. ILUs) (2)

Short fall (5)

2006

7,840

1,180

390

22,520

(20,950)

2011

8,520

1,280

430

22,520

(20,810)

2016

9,320

1,400

470

22,520

(20,650)

2021

10,310

1,550

520

22,520

(20,450)

2026

11,260

1,690

560

22,520

(20,270)

2031

12,140

1,820

610

22,520

(20,090)

Source: JSA Calculations 2007

(1) For North Sydney LGA in 2006, there was an average of 0.59 households with reference
person over the age of 55 for each person over the age of 55. This equates to an
approximate household size of 1.7 persons. The adjusted projected population over 55 has
been multiplied by 0.59 to obtain the likely number of households.
(2) Based on 20% of older households who DOP consider are likely to require a ‘more
manageable’ home within a conventional neighbourhood or development (preferably which
would also comply generally with the provisions of SEPPSL and be ‘adaptable’ per AS4299),
less the 5% that may be provided as ILUs in age-restricted developments.
(3) Based on 5% of households expected to take up an ILU in age-restricted developments
such as a Retirement Village.
(4) 2006 Census, occupied private dwellings excluding separate houses, other dwellings and
not stated.
(5) This assumes all manageable housing is allocated to people 55 and over. A negative
number means an oversupply

Self-care, age specific accommodation in North Sydney consists of 243 units at James Milson
Retirement Village and at Bougainvillea Bay Club Resort. There is currently a shortage of about 150
Independent Living Units in North Sydney with that shortfall expected to increase to about 370 by
2031. The majority of housing in North Sydney is in the form of smaller more manageable
dwellings and hence supply is well above any likely increase in demand arising from an ageing
population.
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6.5.

Availability and capacity of aged care services in
the locality

6.5.1. Quantitative analysis of aged care services
Aged care places
The Department of Health and Ageing currently allocates Residential and Community Care places
using a formula. As of 2007, the allocation formula is 44 high care beds and 44 low care beds for
each 1,000 people over 70 years of age. Community Care places will increase from 20 to 25 places
for each 1,000 people over 70 years of age by 2011.77 Beds are allocated on a regional basis.
North Sydney LGA is in the Northern Sydney and Central Coast Health (NSCCH). The Department
of Health and Ageing website contains details of places currently funded as well as details of places
approved under the 2004, 2005 and 2006 funding rounds.78 These are summarised in the table
below.
Table 6.3: Current Aged Care Places

Residential High Care

Residential Low Care

Community Care

162

216

0

Approved 2004-07

0

0

0

Total funded and
approved

162

216

0

North Sydney LGA
Funded 2006-07

Source: Department of Health and Ageing 2008

Demand for Residential Aged Care and Community Care
Demand for Residential Aged Care and Community Care in North Sydney LGA has been calculated
using NSW Department of Planning population projections and the Department of Health and
Ageing formula. Population projections were available up to 2031. The population estimates
overestimate the population for 2006 compared to the Census. The population estimates have been
reduced proportionally to allow for this overestimate. Results are summarised in the following
table.
Currently North Sydney is adequately catered for with low care residential places however a
shortfall of 196 places is predicted by 2031. There is currently a shortage of high care residential
places of 53 and this is predicted to increase to a shortfall of 250 places by 2031. There are
currently no funded community care places in North Sydney. However, the LGA may be served by
providers located in adjacent LGAs.
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Table 6.4: Projected Shortfall in Residential and Community Care Places, North Sydney LGA 20062031.

Year

Population
over 70

Residential
High Care
Target

Residential
Low Care
Target

Community
Care Target

Residential
High Care
Shortfall

Residential
Low Care
Shortfall

Community
Care
Shortfall

2006

4,880

215

215

98

(215-162=)
53

(215-216=) 1

98

2011

5,180

228

228

130

66

12

130

2016

6,010

264

264

150

102

48

150

2021

7,210

317

317

180

155

101

180

2026

8,280

364

364

207

202

148

207

2031

9,370

412

412

234

250

196

234

(1) 2006 figures are actual from ABS 2006. Department of Planning projections 2005 overstate 2006
population by 5% for North Sydney LGA. Future projections have been adjusted on this basis. A
negative figure means an oversupply of places.
(2) Data for 2011 includes funded and approved places
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7.

Housing Cost

7.1.

Overview

It is important to draw a distinction between the concepts of ‘cost’ of housing and ‘affordability’.
The former is a comparative measure against other similar types of housing in a local area, or
across geographic boundaries, whilst ‘affordability’ relates to the ability of households on low to
moderate incomes to be able to meet their housing costs without falling into ‘housing stress’. The
latter is a comparative measure against income. Hence, housing in a given area may be ‘low cost’
compared with other similar housing, but it may not be ‘affordable’ for households who live or need
to live within that area.
Both measures are important in understanding the state of the housing market, though arguably
the latter is most relevant to whether a household is able to live in an area and maintain a
reasonable quality of life. This section examines relative housing ‘cost’, while the next looks in
more detail at the question of housing ‘affordability’. For the purpose of this analysis, we have used
both Sydney SD and local housing cost and income benchmarks. Again, each is important in
understanding the impact of the local housing market. For example, whilst North Sydney cost or
affordability benchmarks may assist in understanding the situation for a majority of those who
currently live there, the very high incomes and cost of housing can mask the situation for lower
income households who live in the area, or those who may need to live in North Sydney or
surrounding areas to access employment or services. For this reason, we have also used Sydney
SD benchmarks as an indicator of the relative position of someone from outside North Sydney or
lower income households within the area who need to access housing in the LGA.
Overall, the concentration of stock in smaller flats, units and apartments in North Sydney, and the
fact that 80% of renters are in such stock, makes this an important source of rental housing
supply for moderate and higher income earners in the LGA and the region. Importantly, there were
somewhat more flats and apartments renting for below the Sydney SD median in 2006 than in
2001, which is likely to be due to the smaller size of stock, and possibly the age and overall
amenity of such stock.
One bedroom stock appears to be more accessible price wise and is only $20 above the weekly
median Sydney cost. However, two-bedroom stock is far more expensive compared with Sydney
SD. Overall, rents in the LGA were still far more expensive than in Sydney SD, with around threequarters of rental properties renting for more than $275 per week compared with around 30% for
Sydney SD in 2007, which is particularly significant given that local stock is much smaller and more
likely to be concentrated in high density development. The relatively low supply of larger and
separate dwellings and their high cost potentially makes rental or purchase for those with a family
problematic. As noted above, though such families appear to remain in the area when they have
their first child, they appear likely to move out of the area as their family grows and children get
older.
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In terms of purchase, overall costs are lower than many of the surrounding areas and there has
been a general decrease in price in 2007 compared with 2001. This is counter to trends in Sydney
SD and most surrounding areas, with the gap between the local sale price and the Sydney average
narrowing over this time. However, again it is noted that the nature of stock is very different. In
contrast, strata dwellings are far more expensive than average and have generally remained so in
North Sydney compared with Sydney and all surrounding LGAs, indicating a strong demand for this
type of stock as well as the absence of alternatives.
The increased owner occupancy of flats, units and apartments from 2001 to 2006 is also noted,
and indicates a need to look at how existing rental stocks can be maintained as an important
resource for those needing rental accommodation locally and in the wider region. Increased
pressure on rental costs also need to be monitored, and the steep increase in rental costs for twobedroom dwellings from 2001 to 2007 is noted in this regard.

7.2.

Census Findings

In 200179, there were 2,161 dwellings in North Sydney renting below the Sydney median of $224
per week. In 2006, there were 2,363 dwellings in North Sydney renting below the Sydney median
of $249 per week. This equates to an absolute increase of 202 dwellings renting below the Sydney
median for weekly rent. This increase of 202 dwellings equates to a proportional increase of 9.3%
in dwellings renting below the Sydney median.
This is likely to be due to the high level of private rental housing supply, much of which is in higher
density development, as well as the age of available stock and its lower level of amenity in terms
of size and design. This indicates the importance of maintaining this stock as a source of moderate
cost accommodation for local households. As noted above, 80% of renters lived in flats and units at
the time of the 2006 Census. As noted below, the cost of separate houses is around double that of
stock in multi-unit developments.

7.2.1. Rental Costs
Nonetheless, in comparative terms, local and regional rental costs were far higher than average at
the time of the 2006 Census. Around three-quarters of rental properties renting for more than
$275 per week compared with around 30% for Sydney SD, as shown below. It should also be
remembered that on average stock in the LGA is of smaller size (with fewer bedrooms), and more
likely to be flats and units. The amount of stock in bed-sits or one-bedroom apartments appears to
be an important factor.
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$350$449

$450$549
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Figure 7.1: Weekly Rental Payments
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles

For flats, units or apartments, there were 2087 flats renting below the Sydney median of $229 per
week as of 2001. By 2006, this number had increased to 2,226 flats, units, or apartments renting
below the Sydney median. This increase of 139 flats equates to a proportional increase of 6.7% in
below Sydney median rental dwellings. It also accounts for 69% of the total increase in all
dwellings renting below the Sydney median reinforcing the importance of residential flats, units and
apartments as a major component or subset of lower cost housing. As shown below, 60% of
apartments, flats and units are being rented.

As % of all Flats, units and apartments

70%
60%
50%
40%
30%
20%
10%
0%
Rented

Being Purchased

Fully ow ned

Figure 7.2: Tenure of Residential Flats, Units or Apartments
Source: ABS (2006) Census of Population and Housing
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The increase in apartments renting below the median is positive given the overall loss of flats, units
and apartments in North Sydney LGA being rented between 2001 and 2006. In 2006, there were
11,045 flats, units or apartments, a decrease of 451 from 2001 where there were 11,496 flats,
units or apartments being rented. This equates to a 3.9% decrease in the number of flats units and
apartments being rented, with more moving into owner occupancy, as shown below.

8%
6%

% Change 2001-2006

4%
2%
0%
Rented

Being Purchased

Fully ow ned

-2%
-4%
-6%

Figure 7.3: Change in Tenure of Residential Flats, Units or Apartments
Source: ABS Census of Population and Housing (2001) and (2006)

In 2006, there were 3,241 flats, units or apartments with a mortgage, an absolute increase of
1224 or 61% increase since 2001. During the same period, those who fully owned their apartment
decreased by nearly 3%. It could be that, overall, stock that remains or moves into rental is of
lower amenity than that which is purchased. Certainly, previous studies of strata subdivision
indicate that such stock enters higher value uses following such subdivision (e.g. through move to
owner-occupation or renovation, etc).80

7.2.2. Purchase Costs
The following figure shows that mortgage repayments are much higher for Lower North Sydney
Region and particularly for North Sydney LGA than for Sydney SD, with 64% of mortgagees paying
more than $2,000 per month on repayments compared with 41% for Sydney SD, and a high 34%
paying more than $3,000 per month (16% for Sydney SD).
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Figure 7.4: Monthly Mortgage Repayments
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles

7.3.

Rent and Sales Reports

This section compares rent and sale prices for North Sydney and surrounding LGAs that make up
the Lower Northern Sydney Statistical Subdivision. All prices have been adjusted for CPI, based on
the most recent NSW Department of Housing Rent and Sales report, to December 2007 dollars for
rentals and September 2007 dollars for sales. Nil responses are due to lack of statistically reliable
data.

7.3.1. Comparative Rental Costs
The following table shows the 1st Quartile and Median rental costs for 1-bedroom and 2-bedrooms
for North Sydney and the benchmark areas. As noted above, around 25% of stock in the LGA is in
bedsits and one-bedroom stock compared with 7% for SSD, and 44% is in two-bedroom stock
(25% for Sydney SD).
Table 7.1: Median Rental Costs, December Quarter 2007

1 Bedroom

North Sydney
Hunter's Hill
Lane Cove
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2 Bedroom

1 Bedroom 1 Bedroom 2 Bedroom 2 Bedroom
Median

Flats &

Median

Flats &

Units - 1st

Flats &

Median All

Median All Flats & Units

Dwellings

Dwellings

- 1st Qt

Units

Qt

Units

$350

$480

$320

$350

$410

$480

n/a

$415

n/a

n/a

$369

$415

$290

$355

$258

$290

$325

$350
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1 Bedroom

2 Bedroom

1 Bedroom 1 Bedroom 2 Bedroom 2 Bedroom
Median

Flats &

Median

Flats &

Units - 1st

Flats &

Median All

Median All Flats & Units

Dwellings

Dwellings

- 1st Qt

Units

Qt

Units

Mosman

$345

$450

$300

$340

$390

$450

Ryde

$240

$310

$230

$240

$270

$300

Willoughby

$400

$450

$360

$400

$400

$450

Sydney SD

$330

$350

$250

$330

$280

$350

NSW

$285

$285

$190

$300

$215

$300

Source: NSW Department of Housing (2008) Rent and Sales Reports, December Quarter 2007

1 Bedroom Dwellings
Due to the predominance of flats and units that comprise all one-bedroom dwellings (including
bed-sits or studio apartments), the median price of all one-bedroom dwellings and those in flats
and units is relatively identical with only a few slight variations in different areas. North Sydney
currently has the second highest rental price for a one-bedroom unit at $350, behind Willoughby at
$400 per week. North Sydney prices are approximately 6% higher than Sydney SD.
Median All Dwellings

$450
$400 $400

Median Flats & Units

$400

Median All Dwellings, 1 Bedroom

$350

$350

$345

$350
$290

$300

$330 $330

$340

$300

$290

$285
$240

$250

$240

$200
$150
$100
$50
$0
North Sydney

Lane Cove

Mos m an

Ryde

Willoughby

Sydney SD

NSW

Figure 7.5: Median Rental Price 1 Bedroom, Dec 2007
Source: NSW Department of Housing (2008) Rent and Sales Reports, December Quarter 2007 (Data
unavailable for Hunter’s Hill)
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Table 7.2: Median Rental Prices All Dwellings, 1-Bedroom ($ Dec 2007)

Dec. Qtr Dec. Qtr Dec. Qtr Dec. Qtr Dec. Qtr Dec. Qtr Dec. Qtr
2001

2002

2003

2004

2005

2006

2007

$331

$316

$324

$328

$335

$340

$350

-

-

$241

-

-

$227

-

Lane Cove

$270

$252

$258

$240

$274

$271

$290

Mosman

$296

$287

$291

$295

$292

$299

$345

Ryde

$207

$207

$207

$208

$207

$216

$240

Willoughby

$367

$379

$370

$350

$354

$360

$400

Sydney

$296

$287

$291

$295

$298

$309

$330

NSW

$248

$247

$252

$262

$266

$268

$285

North
Sydney
Hunter's Hill

Source: NSW Department of Housing Rent and Sales Reports, 2001-2007, ABS (2008) Consumer Price Index
Australia, Index Numbers; All Groups; Australia.

North
Sydney

$400

Lane Cove
Median Rent 1 Bedroom

$350
Mosman
$300
Ryde

Willoughby

$250

Sydney
$200
NSW
$150
2001

2002

2003

2004

2005

2006

2007

Figure 7.6: Median Rent Cost, All Dwellings – One Bedroom (Dec Qtr)
Source: NSW Department of Housing Rent and Sales Reports, 2001-2007, ABS (2008) Consumer Price Index
Australia, Index Numbers; All Groups; Australia.

Median rental prices for one-bedroom dwellings have remained relatively stable in North Sydney
LGA between $316 in 2002 (in $ Dec 2007) to $350 in 2007, and have consistently rented below
those in Willoughby and higher than those in the other surrounding areas included here. There has
been a noticeable increase in prices in the last year for all areas, especially in Mosman where prices
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are nearly equivalent to North Sydney prices. Sydney SD is also moving closer to North Sydney
prices.

2 Bedroom Dwellings
North Sydney LGA currently has the highest median rental cost for a 2-bedroom dwelling at $480,
above both Willoughby and Mosman at $450 respectively. There is a much greater difference in
median price for the 2 bedroom dwellings and 1-bedrooms when comparing North Sydney with
Sydney SD. For 2-bedroom dwellings the median rental price in North Sydney are 37% higher than
the median price for 2-bedrooms in Sydney SD.

$500

Median All Dwellings
$480 $480

Median Flats & Units
$450 $450

$450 $450

Median All Dwellings, 2 Bedroom

$450
$415 $415

$400
$355 $350

$350 $350

$350
$310

$300

$300

$300

$285

$250

$200
North
Sydney

Hunter's
Hill

Lane Cove

Mos m an

Ryde

Willoughby Sydney SD

NSW

Figure 7.7: Median Rental Price 2 Bedrooms, Dec 2007
Source: NSW Department of Housing (2008) Rent and Sales Reports, December Quarter 2007

Table 7.3: Median Rental Prices All Dwellings 2 Bedroom ($ Dec 2007)

Dec. Qtr Dec. Qtr Dec. Qtr Dec. Qtr Dec. Qtr Dec. Qtr Dec. Qtr
2001

2002

2003

2004

2005

2006

2007

Sydney

$426

$413

$420

$404

$420

$438

$480

Hunter's Hill

$378

$344

$415

$350

$372

$319

$415

Lane Cove

$337

$321

$314

$306

$319

$329

$355

Mosman

$414

$402

$415

$382

$407

$443

$450

Ryde

$287

$275

$280

$276

$287

$288

$310

Willoughby

$426

$402

$407

$393

$404

$412

$450

North
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Dec. Qtr Dec. Qtr Dec. Qtr Dec. Qtr Dec. Qtr Dec. Qtr Dec. Qtr
2001

2002

2003

2004

2005

2006

2007

Sydney SD

$313

$298

$303

$306

$308

$309

$350

NSW

$260

$252

$258

$262

$266

$268

$285

Source: NSW Department of Housing Rent and Sales Reports, 2001-2007, ABS (2008) Consumer Price Index
Australia, Index Numbers; All Groups; Australia.
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$450

Median Rent 2 Bedroom
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Mosman

Ryde

$350

Willoughby
$300
Sydney SD
$250
NSW
$200
2001
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2003
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2006

2007

Figure 7.8: Median Rent Cost, All Dwellings – 2 Bedroom (Dec Qtr)
Source: NSW Department of Housing Rent and Sales Reports, 2001-2007, ABS (2008) Consumer Price Index
Australia, Index Numbers; All Groups; Australia.

There is a marked difference in the median price between 2-bedroom dwellings in North Sydney,
Mosman and Willoughby compared to the other areas. North Sydney currently has the highest
median rental prices for two-bedroom accommodation in Lower Northern Sydney SD, rising 18.8%
since 2004. It is possible that more two-bedroom stock has moved into owner occupancy, that it is
considered higher amenity and/or that it is in higher demand due to the apparent recent ‘baby
boom’ among those 30+ years old in North Sydney LGA.

7.3.2. Comparative Purchase Costs
A comparison of purchase prices for North Sydney and surrounding LGAs is shown in the figures
below. It is significant that the purchase price of separate (non-strata) dwellings is almost double
that of strata dwellings in North Sydney, and that the differential are much greater than that of
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Sydney SD. Again, this shows the influence of the amount of smaller multi-unit dwelling supply in
North Sydney.
A ll Dw ellings - Median

$2,250,000

Non-Strata - Median
Strata - Median

$2,000,000
$1,750,000
$1,500,000
$1,250,000
$1,000,000
$750,000
$500,000
$250,000
$0
North
Sydney

Hunter's Hill

Lane Cove

Mosman

Ryde

Willoughby

Sydney SD

NSW

Figure 7.9: Median Purchase Prices, Sep 2007
Source: NSW Department of Housing (2008) Rent and Sales Report, September Quarter 2007

By far the most expensive LGAs in the region for ‘all dwellings’ are Hunter’s Hill and Mosman, with
the comparatively low cost of purchase in North Sydney again influenced by the nature of stock
available. Nonetheless all areas, apart from Ryde, are somewhat more expensive for separate
homes. However, only Hunter’s Hill is more expensive that North Sydney for Strata units,
indicating strong demand for this type of accommodation locally.
Table 7.4: Comparative Sales Cost, September Quarter 2007

All Dwellings
1st Qt
North Sydney $475,000

Non-Strata

Strata

Median

1st Qt

Median

1st Qt

Median

$580,000

$858,000

$1,155,000

$455,000

$553,000

$1,028,000 $1,046,000 $1,353,000

$358,000

$560,000

$1,200,000

$342,000

$400,000

$1,375,000 $2,200,000

$439,000

$515,000

Hunter's Hill

$645,000

Lane Cove

$368,000

$505,000

Mosman

$493,000

$920,000

Ryde

$350,000

$505,000

$630,000

$690,000

$306,000

$389,000

Willoughby

$481,000

$615,000

$925,000

$1,175,000

$415,000

$497,000

Sydney SD

$327,000

$435,000

$350,000

$490,000

$305,000

$390,000

NSW

$278,000

$375,000

$275,000

$375,000

$280,000

$370,000

$848,000

Source: NSW Department of Housing (2008) Rent and Sales Reports, September Quarter 2007

NORTH SYDNEY HOUSING STRATEGY – BACKGROUND REPORT

83

PART B:

Again, as shown below, first quartile purchase of all dwellings is much more expensive than Sydney
SD, though far lower than Hunter’s Hill, Mosman and to a lesser extent Willoughby, as shown
below.
A ll Dw ellings - 1st Qt

$1,200,000

A ll Dw ellings - Median
$1,000,000

$800,000

$600,000

$400,000

$200,000

$0
North
Sydney
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Hill

Lane Cove

Mosman

Ryde

Willoughby Sydney SD

NSW

Figure 7.10: 1st Quartile and Median Purchase Prices, All Dwellings
Source: NSW Department of Housing (2008) Rent and Sales Report, September Quarter 2007

In terms of changes over time, the following graph indicates a slight downward trend in purchase
price for North Sydney compared with the Sydney average, where the gap in price over the past 7
years has narrowed considerably. Again, this is likely to be affected by the high proportion of flats
and units. Mosman has continued to increase sharply, and all other areas apart from Willoughby
are increasing in price overall between 2001 and 2007. The strongly inflated market of the early
2000’s, and the more recent correction of early 2005 are also evident.
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Figure 7.11: Median Purchase Price, All Dwellings 2001-2007 (Sep Qtr)
Source: NSW Department of Housing Rent and Sales Reports, 2001-2007, ABS (2008) Consumer Price Index
Australia, Index Numbers; All Groups; Australia.

In terms of the comparative cost of strata dwellings (flats, units, apartments, villas and the like),
North Sydney is relatively expensive compared with the surrounding areas and around $150,000
more expensive that Sydney SD at the lower and median end of the market, as shown below.
Strata - 1st Qt
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Figure 7.12: Purchase Price, Strata Dwellings
Source: NSW Department of Housing (2007) Rent and Sales Reports, September Quarter
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The figure below highlights the relatively high cost of strata dwellings in North Sydney LGA in
2001, and the maintenance of this price differential over time, despite the slight overall decline in
price since 2004/05.
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Figure 7.13: Median Purchase Price, Strata Dwellings 2001-2007 (Sep Qtr)
Source: NSW Department of Housing Rent and Sales Reports, 2001-2007, ABS (2008) Consumer Price Index
Australia, Index Numbers; All Groups; Australia.
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8.

Housing Affordability

8.1.

Overview

This section looks at ‘affordability’ measures as distinct from ‘cost’ measures as set out in the
previous section.
The proportion of the 8,884 low-income households in North Sydney LGA that were in ‘housing
stress’ (at risk of after housing poverty when their housing costs have been met) as of census
night 2006 is similar to the benchmark areas – and in fact, slightly lower than Sydney SD. 1194
low-income renting households were classified as being in ‘rental stress’, while 569 low-income
households with a mortgage were in ‘mortgage stress’. Therefore, approximately 19.8% of lowincome households were in ‘housing stress’. There appears to be more of an issue with rental
stress than mortgage stress for low-income households in North Sydney, and overall housing stress
appears to be tempered by a likely large proportion of low-income households that own their
homes outright. Of all low-income households that were renting, almost 90% of ‘group’
households, 67% of families, and 58% of lone person households were in rental stress. This
indicates an insufficient supply of affordable rental properties available to low income households in
North Sydney LGA, irrespective of the number of slight increase in the number of dwellings renting
below the median, reported in the previous section.
In terms of JSA’s calculations of affordability benchmarks based on existing market trends,
purchase of a first quartile dwelling (those in lowest 25% price range) would result in housing
stress to around 65% of all households in North Sydney. Low to moderate-income households
would be excluded from purchasing a median priced dwelling. In terms of ability to affordably
rent in the LGA, similarly rental of a first quartile one bedroom flat or unit would result in housing
stress to the bottom 30% of households when housing stress is defined as spending more than
30% of household income on housing. For a median two bedroom flat or unit, rental would be
generally unaffordable to around 45% of households in North Sydney, and would place all
households on low to moderate incomes (using Sydney SD benchmarks) in housing stress.
Thus, irrespective of other cost/supply measures, there are significant constraints for low to
moderate-income households in either purchasing or renting affordably in the local area.

8.2.

Rental Stress

The number of households experiencing rental stress has been calculated and described in this
section. JSA employs the ‘40:30’ rule as a means of calculating rental stress i.e. households below
the 40th percentile paying more than 30% of household income on rent. Due to the very high
household income in North Sydney LGA and its distorting effect on this measure, the Sydney SD
median household income has been utilised for this analysis. Middle income and higher income
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earning households have been disregarded, knowing that some of these households may pay more
than 30% of their income on rental costs, due to their ability to ‘sell down’ their property. In the
case of North Sydney, these households possibly are willing to pay more than 30% given North
Sydney’s excellent location (proximity to workplace, transport linkages, bus, train and ferry) and
amenity attributes (Cafés, supermarkets, harbour views).
Using this measure, there were 1,858 low-income households renting in North Sydney LGA in
2006. Of this number, 803 were classified as family households, 894 as lone person households
and 161 as group households. 1194 of these low-income renting households were in ‘rental stress’.
The following figure illustrates the number of low-income households paying in excess of 30% of
their household income on rent, expressed as a proportion of that household type.
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Low er Northern Sydney SSD

% In Rental Stress

80

Sydney SD
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58
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Low er Northern Sydney SSD
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60

Sydney SD

44
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Figure 8.1: Rental Stress by Household Type
Source: ABS (2006) Census of Population and Housing

Across all household types, North Sydney LGA has a higher proportion of low income renting
households in ‘rental stress’ indicating an insufficient number of affordable rental properties
available to low income households in North Sydney LGA, irrespective of the number of
comparatively ‘low cost’ dwellings, as noted in the previous section. Group households experienced
the most rental stress with 89% of low-income group households facing rental stress, compared
with 84% in Lower Northern Sydney SSD and 71% in Sydney SD. This is a rate 26% higher than
Sydney SD.
For low-income family households that were renting, 67% experienced rental stress which is higher
than the benchmarks of Lower Northern Sydney (61%) and Sydney SD (42%), a rate 60% higher
than Sydney SD. A higher proportion of lone person households (58%) renting in North Sydney
experienced rental stress when compared with benchmarks, a rate 31% higher than Sydney SD.
‘Extreme rental stress’ has also been calculated. This is defined as low-income households below
the 40th percentile who pay more than 50% on rental costs. As of 2006, there were 602 households
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in North Sydney LGA that met this criterion. The following figure illustrates the proportion of
households that meet this criterion, and is expressed as a proportion of all low-income rental
households. Again, North Sydney LGA experienced higher levels of extreme rental stress when
compared with Lower Northern Sydney SSD and Sydney SD.

North Sydney LGA

40

Low er Northern Sydney SSD 35
Sydney SD
30

% In Rental Stress

25
20
15
10
5
0

Lone Person

Group

Family

North Sydney LGA

31

28

35

Low er Northern Sydney SSD

26

27

32

Sydney SD

20

21

22

Figure 8.2: Extreme Rental Stress by Household Type
Source: ABS (2006) Census of Population and Housing

Approximately 31% of low-income lone person households pay more than 50% of the household’s
income on weekly rental payments. This is 20% higher than for Lower Northern Sydney SD and
55% higher than Sydney SD. Group households in North Sydney had slightly higher levels of lowincome rental households paying in excess of 50% of their household income on rent than in Lower
Northern Sydney – however this was at a rate 33% higher than Sydney SD. Low-income family
households experienced the worst rental stress, with approximately 35% experiencing extreme
rental stress – a rate 60% higher than the Sydney SD level of extreme rental stress.

8.3.

Mortgage Stress

Mortgage stress has also been calculated. Mortgage stress is defined as the bottom 40% of
households who pay more than 30% of weekly household income on mortgage repayments. In
2006, there were 933 low-income households with a mortgage in North Sydney of which 569 were
considered to be in mortgage stress. In general, the level of mortgage stress observed in North
Sydney LGA is similar to that experienced in Lower Northern Sydney Balance SSD, but slightly
lower than Sydney SD.
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Figure 8.3: Mortgage Stress, North Sydney LGA 2006
Source: ABS (2006) Census of Population and Housing

Households paying more than 50% of household income on mortgage repayments is known as
‘extreme mortgage stress’. There were approximately 296 households with a mortgage in North
Sydney that met these criteria. This accounts for approximately 32% of low-income households
with a mortgage, slightly higher than Balance Lower Northern Sydney (30%), and lower than
Sydney SD (34%).

8.4.

Housing Stress

Housing stress is the combination of households experiencing either rental or mortgage stress, and
is expressed as a proportion of all low income households. This last matter is important to
remember, as a proportion of low income households own their home outright. For example an
area might suffer from a high level of rental stress, and yet the overall proportion of rental
households in that area may be minimal. This concept is often misrepresented in the media.
In total, there were 1194 and 569 households experiencing rental and mortgage stress in North
Sydney in 2006. According to the 2006 Census, there were a total of 8,884 low-income households
in North Sydney LGA. A total of 1,763 of these households experienced housing stress, which
accounts for 19.8% of all low-income households. Using the same criteria, this level of stress is
virtual the same for Lower Northern Sydney (19.9%), and lower than Sydney SD at (21.6%). This
lower level of housing stress is most likely due to the higher level of outright home ownership
amongst the low-income households in North Sydney LGA.
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8.5.

JSA Estimates of Housing Affordability

In order to provide more up to date and fine-grained analysis, JSA has calculated income bands at
which different types of housing were affordable to local residents of North Sydney LGA, Lower
Northern Sydney Statistical Subdivision and Sydney Statistical Division in 2008.
Values for median household income were calculated from 2006 Census data by linear interpolation
and adjusted to 2008 values using the consumer price index. Households in housing stress are
typically defined as households in the lower four deciles paying 30% or more of gross income on
housing (low-income households). This is because households in higher income bands could reduce
housing stress by seeking alternate accommodation and also may have higher disposable incomes.
However moderate-income households, those receiving less than 120% of median income, are also
considered a group vulnerable to housing stress. Results are summarised in the table below.
Table 8.1: Affordable rent and purchase

North
Sydney

Sydney SD

Lower
Northern
Sydney
SSD

Fourth Decile Household Income 2006

$ 1,419

$

954

$ 1,154

Fourth Decile Household Income 2008

$ 1,463

$

984

$ 1,190

30% of above

$

439

$

295

$

357

Affordable Rent

$

439

$

295

$

357

Affordable Loan Repayment

$

439

$

295

$

357

Maximum purchase (20% deposit, 30 years, 9.4%)

$ 287,500

$ 193,375

$ 233,165

Median Household Income 2006

$ 1,772

$

1,155

$ 1,551

Median Household Income 2008

$ 1,827

$

1,191

$ 1,599

120% of above

$ 2,192

$

1,429

$ 1,919

30% of above

$

658

$

429

$

576

Affordable Rent

$

658

$

429

$

576

Affordable Loan Repayment

$

658

$

429

$

576

Maximum purchase (20% deposit, 30 years, 9.4%)

$ 427,625

CPI 2006

154.7

CPI 2008

159.5

$ 280,875

$ 376,199

Source: ABS census 2006, Consumer Price Index, ANZ home loan calculator, JSA calculations.

For North Sydney LGA, using Sydney Statistical Division benchmarks, around 25.6% of households
would be considered low income and 36.3% would be considered moderate income.
A maximum affordable rent was calculated at each decile based on paying 30% of household
income on rent and receiving Commonwealth Rent Assistance where appropriate. Similarly,
maximum affordable purchase price was calculated at each decile based on the household having a
20% deposit and allowing for a weekly repayment of 30% of household income. It should be noted
that in higher income bands, this criterion of 30% will underestimate affordability, as households in
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these income levels have greater disposable income after purchase of necessities, however this is
offset to some extent by the greater tax burden payable by these households.
The results are shown in the table below, where ‘Decile 1’ represents the lowest 10% of income
earners, and ‘Decile 10’ the highest 10% of income earners in North Sydney LGA at the time of the
2006 Census. Dollars have been adjusted to $(2008) using the CPI.

Table 8.2: Affordable Rental and Purchase Housing Benchmarks

Median
Household

Maximum

Income

Rental

Affordable

Household

2006

Assistance

Rent per

Affordable

Number (4)

($2008)

per week(1)

week (2)

Purchase (3)

1

2,423

$422

$0

$127

$82,000

2

4,845

$794

$238

$155,000

3

7,268

$1,096

$329

$215,000

4

9,690

$1,463

$439

$287,000

5

12,113

$1,827

$548

$358,000

6

14,535

$2,316

$695

$454,000

7

16,958

$2,763

$829

$541,000

8

19,380

$3,052

$916

$598,000

9

21,803

>$3,093

>$928

>$606,000

10

24,225

>$3,093

>$928

>$606,000

Decile

Source: Judith Stubbs & Associates (2007), derived from ABS Census and NSW Centre for Affordable Housing,
July 2006, ANZ home loan calculator.
(1)Average of various maximums and assuming an average Centrelink payment of $300 per week for a
household in this bracket
(2) Based on 30% of household income plus CRA
(3) Approximate based on 20% deposit, 9.4% interest and 30 year loan repayment and spending 30% of
household Income
(4) Excludes partial income and all incomes not stated

The table below shows the range of rent and housing prices in North Sydney.
Table 8.3: Rent and Housing prices in North Sydney LGA

Dwelling Type

First Quartile

Median

Third Quartile

Purchase all
dwellings

$475,000

$580,000

$806,000

Non strata purchase

$858,000

$1,155,000

$1,663,000

Strata purchase

$455,000

$553,000

$717,000
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Dwelling Type

First Quartile

Median

Third Quartile

Data not available

Data not available

Data not available

Three bedroom
house

$678

$730

$875

One bedroom
flat/unit

$320

$350

$400

Two bedroom
flat/unit

$410

$480

$550

Rental
Two bedroom house

Source: NSW Housing, “Rent and Sales Report Issue 82”, 2007. (December quarter rents, September quarter
sales).

Purchase of a first quartile dwelling (those in lowest 25% price range) would result in housing
stress to around 65% of all households in North Sydney. If 50% of household income81 is taken as
the limit of ability to pay for housing, then around 40% of all households in North Sydney LGA
would be excluded from the purchase market as first home buyers, if they were to purchase a first
quartile dwelling. Using Sydney SD benchmarks, low to moderate-income households would be
generally excluded from affordable purchase in North Sydney LGA.
Based on spending 30% of household income on housing, purchase of a median priced dwelling in
North Sydney LGA would be accessible to the upper 25% of households. Using 50% of household
income in repayments as a benchmark, a median dwelling would be accessible to the upper 50% of
households. Again, low to moderate-income households would be excluded from purchasing a
median priced dwelling.
Similarly rental of a first quartile one bedroom flat or unit would result in housing stress to the
bottom 30% of households when housing stress is defined as spending more than 30% of
household income on housing. For a median two bedroom flat or unit, rental would be generally
unaffordable to around 45% of households in North Sydney, and would place all households in low
to moderate incomes (using Sydney SD benchmarks) in housing stress.
Using 50% of income spent on housing costs as a measure of severe housing stress, rental of a
first quartile two-bedroom flat or unit would be inaccessible to around 20% of households in North
Sydney. Using Sydney SD benchmarks, people at the upper end of the low-income household band
would be able to rent a one bedroom flat or unit or a median two-bedroom flat or unit. People at
the upper end of the moderate-income household band would be able to rent a third quartile twobedroom flat or unit or a first quartile three-bedroom house.
The 50% benchmark may be appropriate to North Sydney when considered in the light of lower
costs in other areas such as transportation and access to services due to the close proximity to the
Sydney CBD. Moderate income households living in North Sydney and working in the CBD area will
have significant savings in travel costs compared to those working in the same area and living on
the urban fringe.
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8.6.

Overcrowding and Under-Occupancy

Overcrowding is an indicator of impoverishment, and a key determinate for the future of the
occupants’ health, education and social outcomes. Overcrowding is often a function of housing
affordability. We have calculated overcrowding conservatively82 as follows:
•

Bed-sits with three or more people

•

Single bedroom dwellings with three or more people

•

Two bedroom dwellings with five or more people.

The actual number of households experiencing overcrowding has been calculated as a proportion of
total family households. The results shown below have been benchmarked against NSW for
comparative purposes.
As counted by the 2006 census North Sydney LGA had the following level of overcrowding:
•

Three (3) bedsits having three or more persons residing

•

82 x 1-bedroom dwellings (predominately flats, units or apartments) with three or more
persons resident, of which 94% were family households.

•

37 x 2-bedroom dwellings with five or more persons resident of which 81% were family
households.

In total, there are approximately 122 households that are currently considered overcrowded, a rate
of approximately 0.5% of all households, the majority of which are family households. At the same
time, there were 5,783 lone person households residing in a dwelling having 2-bedrooms or more,
and 2,853 family and 291 group households with two residents having three or more bedrooms. It
is interesting to note is that North Sydney LGA has the second lowest rate of under-occupancy for
lone person households in NSW at a rate of 54.7% of all lone person households and is significantly
lower than the NSW rate of 77%.
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PART C: Availability & Loss of AH in North
Sydney
9.

Overview

Public and community (‘social’) housing, low cost private rental flats and units and boarding houses
have historically provided affordable housing for low to moderate-income households in North
Sydney LGA. Social housing is generally occupied by low to very low-income families, increasingly
with other special needs, where rental is generally capped at 25-30% of gross household income. A
further emerging category of ‘affordable housing’ is generally costed at discount market rent (say a
20% discount) to enable moderate-income renters to stay out of ‘housing stress’.83 Those renting
the latter form of affordable housing are often lower waged households who may be working in
‘key worker’ occupations like aged or childcare, emergency or other essential services whose salary
might otherwise prevent them from living reasonably close to where the work. Such stock is
generally rented through a community housing provider, who will also manage conventional ‘social
housing’.
This combination of housing types is likely to continue to provide accommodation to very low, low
and moderate income households within the community into the future, though as noted above,
not always ‘affordably’. However, the amount of affordable dwellings and bed spaces provided by
each of these housing types has changed over the years, and is likely to continue to shift if current
trends and policies continue.
This section details the types and amount of low-cost housing currently available in the North
Sydney LGA at the census collection periods of 2006, 2001 and 1996 where available, and some
current information on the supply and status of local boarding houses. This section also explores
the characteristics of those who live in and require affordable housing in the community, and how
the profile of tenants has changed over the years.
Social housing that is provided in North Sydney is primarily flats and units, and nearly half of the
stock is contained in the Greenway estate towers at Milsons Point. The tenant profile of public and
community housing residents in the area is mainly older singles and couples who rely on disability
and aged support pensions. There are very few families with children in social housing in the area.
Moreover, the tenant profile of those housed by North Shore Community Housing is of very high
need.
With regard to low-cost private rental that is available in the LGA, we found 271 properties
advertised for $660 and below, which is the ‘affordable’ benchmark for moderate-income
households in North Sydney. Of those properties available, one-third of the properties are listed for
$430 and below – equivalent to the ‘affordability’ benchmark for moderate-income households in
Sydney SD. However, only 5% of the properties were available for $295 and below and would
therefore be affordable for a low-income household in Sydney SD. A survey of local real estate
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agents revealed that at the moment the rental market is tight with an estimated vacancy rate of
1.7%, and particularly competitive at the low-cost end of the market with as many as 40 people
arriving to view a bed-sit or one-bedroom flat.
Despite the efforts of NSC to replace lower cost accommodation lost or converted through
redevelopment or strata subdivision, Council has identified a significant loss of lower cost bed
spaces in boarding houses and residential flat buildings since 1984 when the first Council policies
were put in place. There has been a continued loss of boarding house style accommodation in
North Sydney since the late 1990s. Our review of boarding house style accommodation and their
tenants revels that much of the stock (at least 9 properties in the last few years) have been lost to
conversion to single dwellings, strata subdivision and conversions to other uses – such as an agedcare facility. We also note the few cases where the loss of some establishments to conversions are
unable to be either counted nor levied for under Council’s current scheme due to proponents
arguing successfully in court that they operate primarily as a ‘backpackers accommodation’ and are
therefore exempt from the application of SEPP 10.
Regardless of the loss of stock of this type of accommodation, the profile of the residents – those
who are ‘counted at home’ in these types of accommodation on census night – is relatively
unchanged since the late 1990s. Whilst tourists and backpackers undoubtedly make up a
proportion of those counted in such accommodation, there is a relatively robust proportion that
appear to be middle aged and working – or at least earning more than $400 per week – and count
no other address in Australia or overseas as their ‘home’. Therefore, we conclude that boarding
house style accommodation continues to fill a necessary niche for low-cost and ‘affordable’
accommodation for a range of members of the North Sydney community.

10.

Social Housing

10.1. Overview
‘Social housing’ is an umbrella term for housing that attracts deep government subsidies, where
rental is generally calculated as a proportion of gross household income (generally around 25%
and no more than 30%). Such housing increasingly accommodates low or very low-income
households, including those with a range of special needs. ‘Public housing’ is subsidised housing
that is provided and managed by State, Territory or Commonwealth government. ‘Community
housing’ is subsidised housing that is managed and sometimes owned by the Community Housing
Association (CHA), housing co-operatives, churches or religious groups. Social housing in North
Sydney LGA is made up of public housing that is owned and managed by the NSW Department of
Housing (DOH), and community housing properties that are owned (often in partnership) by a
variety of organisations including North Sydney Council, NSW DOH and private individuals that are
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then managed by a housing provider. North Shore Community Housing (NSCH) is the primary
community housing provider in the LGA.
There are around 596 public rental dwellings in the LGA, with the vast majority (around 97%) of
these being flats and units, and over half concentrated in the high-density Greenway housing
estate at Milsons Point. There is a much lower than average proportion of public housing in the LGA
compared to the benchmark areas. Overall, the profile of public tenants in North Sydney area are
predominantly aged 45 and over, living alone and relying on age and disability support pensions.
The proportion of families, either single or couple, with children is also very small. The age profile
is in strong contrast to that of private rental, which is quite youthful. Census data shows a loss of
public housing over the past decade, though it is unclear whether this is as a result of stock
transfers to community housing, sales, or other factors including ‘not stated’ responses.
North Shore Community Housing (NSCH) currently manages 311 dwellings in North Sydney,
Mosman, Willoughby, Lane Cove, Warringah, Ryde, Hornsby, Manly, and Ku-Ring-Gai LGAs. Of
these, 55 are in North Sydney LGA, made up of 53 private dwellings, one boarding house with 10
bedrooms, and one group home accommodating 5 people with high support needs. Most are
funded under the CSHA, with a mixture of headleased and capital properties. Their stock performs
well against normative standards, with relatively low levels of vacant properties, average turnover
with more very long term tenants than other providers, above average performance on occupancy
standards, and quite low rent arrears. Stock tends to be concentrated in one and two-bedroom
dwellings. Whist NSCH spends above average amounts per property on responsive repairs and
maintenance, it spends well below average on cyclical maintenance, which could be due to the
nature of the stock or other factors.
Like public housing tenants, most tenants of NSCH are on pensions and benefits and so pay below
market rent. Tenants are older than average, much more likely to be born in countries where
English is not the first language, and significantly are five times more likely to have a disability
than tenants housed by all other community housing providers in NSW, and particularly a
psychiatric or intellectual disability. A very high proportion of NSCH tenants are lone person
households with the other main group being sole parent families. Moreover, the profile of those
housed by NSCH is highly disadvantaged and high need, even more so than that of other NSW
housing providers on average. Their waiting list data shows a consistently disadvantaged profile –
of the 169 households currently requiring accommodation, all are identified as in ‘greatest need’
and 60% have been on the waiting list for 12 months or longer.
Finally, there are also 27 social housing properties that Council has full or part ownership.84 The
majority of these are managed by NSCH.
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10.2. NSW Department of Housing
10.2.1. Public Housing Stock Profile
NSW Department of Housing records show that they own 596 dwellings in the North Sydney LGA.85
These properties are either currently tenanted or vacant, and managed directly by the Department
or a community housing provider such as North Shore Community Housing. Data obtained from the
NSW Department of Housing office at Dee Why provides more detail about the types of dwellings
and profile of public housing tenants in the LGA and some immediately surrounding suburbs as
shown below. There is a slight difference between the figures in the table and those reported above
due to some properties being an adjacent LGA in an overlapping postcode.
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Table 10.1: NSW DOH Properties in North Sydney LGA and surrounds

Suburbs

Properties Under
Management

2060

Lavender Bay, McMahons Point, North Sydney, Waverton

48

2061

Kirribilli, Milsons Point

319

2062

Cammeray

49

Crows Nest, Wollstonecraft, St Leonards, Greenwich,
Naremburn

193

Cremorne, Cremorne Junction, Cremorne Point

41

Post Code

206586
2090
Total

650

Source: NSW Department of Housing (2008) Northern Sydney By Postcode: Data as at 31 December 2007.

The vast majority of the 650 properties are apartments (629 or around 97%). The remainder
includes 13 townhouses, 5 cottages and 3 villas. A large proportion of the dwellings are the 307 or
so units in the high-rise Greenway estate in McDougall Street, Kirribilli, pictured below.87

Figure 10.1: The Greenway Estate from the Corner of McDougall and Clark
JSA (2008) Kirribilli Site Visit, 28 March.

Census Counts
Based on census counts since 1991, the proportion of rented occupied private dwellings that are
rented from a state or territory housing authority has steadily decreased in North Sydney LGA and
across the benchmark areas. In North Sydney LGA, the total number of properties rented by a
state or territory housing authority has decreased from 580 in 1991 to 463 in 2006.
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% of rented occupied private dwellings

21.00

18.00

15.00

12.00

9.00

6.00

3.00

0.00

1991

1996

2001

2006

North Sydney LGA

4.77

3.89

3.66

3.40

Lower Northern Sydney SD

8.00
20.52

6.93
18.55

6.73
17.46

6.63
15.41

20.94

18.93

17.69

15.83

Sydney SD
NSW

Figure 10.2: Properties Rented by State Housing Authority 1991-2006
Source: ABS (2001) Census of Population and Housing, Census Tables - Tenure Type by Landlord Type, Time
Series Profile 1991-2001, Count of Occupied Private Dwellings. ABS (2006) Census of Population and Housing,
Basic Community Profiles, Tenure Type by Landlord Type, Count of Occupied Private Dwellings.

The reduction in the number of properties rented by a state or territory housing authority could be
the result of vacancies due to maintenance, properties that have been sold, or properties
transferred to community housing management, and ‘not stated’ responses given on census forms.
Those properties that are transferred for management by a community housing organisation
remain under ownership by the state housing authority. The ABS did not collect information on
properties managed by “housing co-operatives/community/church groups” until 2006.
Overall, the proportion of properties managed by community housing organisations remains
relatively small. In North Sydney LGA in 2006, 58 properties were counted as being rented from a
community housing provider, comprising 0.43% of all occupied dwellings that were being rented.
The figure below compares the proportion of rented properties that are rented by state and
territory housing authority or a community housing provider. If all properties were owned by DOH,
this would leave a difference of 75 properties between what the Department reports it owns and
properties under management by community housing providers.
The following graph illustrates the relatively low level of social housing as a proportion of all rented
properties in North Sydney LGA compared with Lower Northern Sydney, Sydney SD and NSW.
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% of rented occupied private dwellings

21.00
18.00
15.00
12.00
9.00
6.00
3.00
0.00
State or territory housing authority
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group

North Sydney

3.40

0.43

Low er Northern Sydney

6.63

1.41

Sydney SD

15.41

1.72

NSW

15.83

2.13

Figure 10.3: Proportion of all rental properties that are rented by public and community housing in
2006
Source: ABS (2006) Census of Population and Housing, Basic Community Profiles, Tenure Type by Landlord
Type.

10.2.2. Public Tenant Profile
The vast majority of households in public housing properties in the North Sydney LGA and
surrounds are single person households. The 2060 post code area including Lavender Bay,
McMahons Point, North Sydney and Waverton has the most diversified household profile with
70.83% single person households, 10.42% couple with no children households, 12.5% single
parent households and 6.25% other households. Postcode area 2065 is the only area where couple
families with children appear to be found.
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100.00%
90.00%

% of tenant households

80.00%
70.00%
60.00%
50.00%
40.00%
30.00%
20.00%
10.00%
0.00%
Single person

Couple no children

Single parent families Couple w ith children

Other

2060

70.83%

10.42%

12.50%

0.00%

6.25%

2061

83.07%

10.03%

0.94%

0.00%

5.96%

2062

89.80%

8.16%

0.00%

0.00%

2.04%

2065

82.90%

6.74%

4.15%

1.55%

4.66%

2090

90.24%

2.44%

4.88%

0.00%

2.44%

Figure 10.4: Public Housing Household Profile, North Sydney LGA and surrounds
Source: NSW Department of Housing (2008) Northern Sydney By Postcode: Data as at 31 December 2007.

With the high rate of single person households, it is not surprising that most public tenants in the
area are older, with most aged 45 and over. It is interesting to not that this is in strong contrast to
the youthful private tenant profile noted above. Again, postcode area 2060 has the most diversified
tenant profile with regard to age with 18.75% of tenants aged 25-45, 41.67% of tenants aged 4565 and 39.58% of tenants aged 65 and over. Note that while ‘tenant’ refers to the primary tenant
on the lease agreement, there may be other ‘residents’ in the household such as children. This
explains why in Figure 10.5 there are 0.0% listed for most postcode areas for tenants aged 25 and
younger. However, the number of children living in public housing properties in these postcode
areas is small, at just 30 children.88
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60.00%
50.00%

% of tenants

40.00%
30.00%
20.00%
10.00%
0.00%

< 25

25 - 45

45 - 65

> 65

2060

0.00%

18.75%

41.67%

39.58%

2061

0.00%

10.44%

33.23%

56.33%

2062

0.00%

12.24%

36.73%

51.02%

2065

0.50%

15.63%

38.02%

45.83%

2090

0.00%

14.63%

34.15%

51.22%

Figure 10.5: Age of Public Housing Tenants in North Sydney LGA and surrounds
Source: NSW Department of Housing (2008) Northern Sydney By Postcode: Data as at 31 December 2007.

Figure 10.6 shows the average household income of public tenant households compared with the
median household income for the postcode areas based on the 2006 Census. This graph is of
interest for a few reasons. First, it shows that there are some distinct differences between the
average incomes of public tenant households living in the different postcode areas. For example,
the average public tenant household income in 2060 postcode area is $413 per week and in 2062
postcode area the average household income is 38.6% lower at $298 per week. This is likely to be
due to the younger and somewhat larger households resident in postcode area 2060, some of
whom may have paid employment. Second, the difference between the average public tenant
household income and the median income for the population across these areas is significantly
different. This gap may not be surprising based on the high amenity, demand and resultant high
rent and purchase costs in the area. However, it helps to illustrate the low socio-economic status of
a section of the community compared with their neighbours. There is a reasonable consistency
among the general population across these postcode areas.
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Average Public Tenant Household Income
Median Household Income
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$200.00
$0.00
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2090

Figure 10.6: Comparison of Household Income, North Sydney LGA and surrounds
Source: NSW Department of Housing (2008) Northern Sydney By Postcode: Data as at 31 December 2007,
ABS (2006) Census of Population and Housing, Basic Community Profiles by postal area.

Reflecting the older age of most public tenants in the area, a high proportion of tenant income is
derived from age pensions and disability support pensions. The following figure describes the
source of income for tenants in these areas. Tenant income in Cammeray has the highest level
derived from age pension and disability support pensions at 42.86% and 44.9% respectively.
Postcode area 2060 had the highest proportion of tenant income derived from wages at 18.8%.
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Figure 10.7: Sources of Public Tenants’ Income in North Sydney LGA and surrounds
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Source: NSW Department of Housing (2008) Northern Sydney By Postcode: Data as at 31 December 2007.

10.3. North Shore Community Housing
North Shore Community Housing (NSCH) was established in the early 1990’s as Community
Housing Lower North Shore. NSCH is the primary community housing provider in the North Sydney
LGA.

10.3.1. Amount, Nature and Performance of Stock
NSCH currently has 311 dwellings under management in North Sydney, Mosman, Willoughby, Lane
Cove, Warringah, Ryde, Hornsby, Manly, and Ku-Ring-Gai LGAs. The following tables show the
breakdown of these properties by LGA, followed by a breakdown of the type and bedroom number
of stock under management in North Sydney.89
It can be seen that NSCH stock is concentrated most heavily in Willoughby (97 dwellings), North
Sydney (55), Lane Cove (50) and Ryde (38). As such 18% of their stock is in North Sydney LGA,
which consists of 53 private dwellings, one boarding house with 10 bedrooms, and one group home
accommodating 5 people with high support needs.
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Table 10.2: Total number of NCSH stock by LGA

LGA

Unit

House

Town
house

2

6

Hornsby
Ku-RingGai

Bedsit

Duplex

Group
House

SL
U

Total

8

1

1
50

Lane Cove

45

5

Manly

13

2

7

Mosman
North
Sydney

45

4

Ryde

29

9

Warringah

17

5

Willoughby

70

21

4

221

49

17

Total

Semi

Boarding
House

1

2

23
2

4

1

1

55
38

3

25
2

4

3

97

2

1

1

1

299

Source: North Shore Community Housing 2008

The majority of stock in North Sydney LGA is made up of smaller (one and two-bedroom) flats and
units in North Sydney (14), Neutral Bay (12) and Crows Nest (11) as well other dwelling types
including 1 - 4 bedroom houses and 2-bedroom semis.90
Table 10.3: Suburb, dwelling type and bedroom number in North Sydney LGA
1 bedroom

Suburb

House

Unit

2 bedroom

House

Semi

Cammeray

Unit

Unit

House

Unit

5 room

10
rooms

Group
House

Boarding
House

1

2
1

1

6

1

2

McMahons
Point

1

1

Neutral Bay

7

North
Sydney

10

Waverton

1

3
3

1

1

2

3

Wollstonecraft
Total

House

4 bedroom

4

Cremorne
Crows Nest

3 bedroom

3

1
28

14

7

4

1

1

Source: North Shore Community Housing 2008, Judith Stubbs & Associates 2008

The vast majority of properties managed by NSCH are funded under CSHA, with 272 dwellings
funded under programs such as the Community Housing Leasing Program (CHLP), Housing
Accommodation Support Initiative (HASI), Community Housing Acquisition Program (CHAP) and
Housing Stock Transfers (HST); and a further 21 dwellings funded under other programs including
Crisis Accommodation Program (CAP), and the Boarding Housing Program (BHP) – a total of 293
CSHA funded properties. Of the first group, these are fairly evenly distributed between private
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CHLP leasehold properties where dwellings are headleased by NSCH from a private owner or real
estate agent and sub-leased to a tenant, and CSHA capital properties where government or NSCH
(or a combination of both) hold title to the property. A further 59 are managed under other
programs. Data returns from the association show that around 97% of these properties were
tenanted, and only one was vacant and considered to be ‘not tenantable’.91 Vacancy rates were
similar to other community housing providers in NSW.92
Table 9.4: Funding Sources for NSCH Dwellings

Funding for Dwellings
CSHA funded dwellings
under the programs
which are included
CSHA funded dwellings
under the programs
which are excluded from
the rest of this
collection (eg CAP)
Subtotal CSHA funded
dwellings

No of
dwellin
gs
272

21

293

Non-CSHA funded
dwellings

18

Total dwellings

311

CSHA funded dwellings
Private CHLP leasehold

Surplus Government
Leasehold Program

0

CSHA capital properties
Other

101

112
59

Source: NSCH 2008

A further 18 were not funded under CSHA and included those managed under fee-for-service
arrangement for other agencies or short-term management for the NSW Department of Housing,
which brings the total number of dwellings currently under management to 311.
In terms of ‘occupancy standards’, it is interesting to note that around 95% had satisfactory
occupancy (neither overcrowded nor under-occupied).93 NSCH performed above average in this
regard.

94

Although households are relatively small, dwellings are concentrated in one and two

bedroom range, as noted above. The association also had quite low rent arrears, though the
number who had been arrears for up to 4 weeks was slightly above average.

95

This could be due

the higher proportion of high needs clients housed by NSCH.
Regarding maintenance, all but one property has had either responsive repairs/maintenance or
cyclical/planned maintenance during the 12 months to June 2007. Whilst responsive maintenance
was above the NSW average per property, planned maintenance was well below that spend by
other providers, though this could be due to the nature of stock and its concentration in residential
flat buildings, where cyclical maintenance may be lower or may be reported as operating costs
elsewhere.96
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Figure 10.8: Expenditure on repairs and maintenance 2006/07
Source: North Shore Community Housing Ltd 2006/07

As shown in the following figure, 69% of tenants had been housed by NSCH for less than 5 years
compared with 68% for all associations in NSW, and 37% for less than 2 years (38% for all
associations). NSCH had 5 times more people in very long-term tenancies (15 or more years) than
average.

97
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All Providers in NSW
All Housing Associations
North Shore Community Housing Ltd

Figure 10.9: Length of tenancies 2006/07
Source: North Shore Community Housing Ltd 2006/07

Virtually all tenants are paying below market (subsidised rents), which is close to the State average
as shown below.
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Figure 10.10: Proportion of households paying market rent 2006/07
Source: North Shore Community Housing Ltd 2006/07
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Figure 10.11: Proportion of household income paid in rent 2006/07
Source: North Shore Community Housing Ltd 2006/07

10.3.2. NSCH Tenant Profile
The age profile of tenants of NSCH is somewhat older than average, and far more likely to have
been born in countries where English is not the first language, as shown below.
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Figure 10.12: Age Profile of Household Members 2006/07
Source: North Shore Community Housing Ltd 2006/07
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Figure 10.13: Residents Aged 16+ by Birthplace 2006/07
Source: North Shore Community Housing Ltd 2006/07

NSCH’s tenants are five times more likely to have a disability than other community housing
providers in NSW, with almost 50% in this situation. They are also much more likely to have a
psychiatric disability (the predominant form of disability among those housed) or an intellectual
disability than average.
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Figure 10.14: Incidence of Disability 2006/07
Source: North Shore Community Housing Ltd 2006/07
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Figure 10.15: Types of disability among those with a disability 2006/07
Source: North Shore Community Housing Ltd 2006/07

Importantly, a very high proportion of those housed by NSCH are in lone person households
(56%), with the other main household group single parent families. Together, these make up
around 86% of households housed by NSCH.
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Figure 10.16: Household Types 2006/07
Source: North Shore Community Housing Ltd 2006/07

Given the age and level of disability reported above, it is not surprising that almost 90% of
households were on some form of government pension or benefit, which is close to the NSW
average for community housing providers. Even though around 10% were reported to be in paid
employment, as shown in the following the fact that a much smaller proportion were paying market
rent indicates that this employment may be casual, part-time and /or very low paid.

100%
90%
Percent of Households

80%
70%
60%
50%
40%
30%
20%
10%

U
nk
no
wn

in
co
m
e
N
o

rc
e
O
th
er
so
u

W
at
or
io
n
ke
rs
'c
om
pe
ns
at
io
n

or
t

Su
pe
ra
nn
u

su
pp
C
hi
ld

al
G
ov
er
nm
en
t

W
ag
es

&

sa
la
rie
s

lo
w
an
ce
s

0%

All Providers in NSW
All Housing Associations
North Shore Community Housing Ltd

Figure 10.17: Main source of household income 2006/07
Source: North Shore Community Housing Ltd 2006/07
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Figure 10.18: Households by weekly income bracket 2006/07
Source: North Shore Community Housing Ltd 2006/07

10.3.3. NSCH Waiting List
As at July 2007, there were 169 households on the waiting list to be housed with NSCH. Of these,
all are defined as ‘in greatest need’ and 60% have been on the waiting list for 12 months or
more.98
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Figure 10.19: Period on waiting list as at 30 June 2006/07
Source: North Shore Community Housing Ltd 2006/07
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10.4. North Sydney Council Owned Properties
As far as we can ascertain from the records, Council has some level of ownership in 41 houses and
multi-unit dwellings, 2 boarding houses with 15 single units - in all in 26 properties, and a
retirement village complex, as shown in the following table (provided all dwelling units in the given
properties are owned or part owned by Council). These properties are managed by multiple
organisations including North Shore Community Housing, Phoenix House Youth Services,
Taldumande Youth Services, North Sydney Retirement Trust, and NSW DOH.99 The following table
provides a break down of these social housing properties by suburb within North Sydney LGA. Of
these, North Shore Community Housing appears to manage 29 individual dwellings in 15 properties
on behalf of Council, including the 2 boarding houses (individual bed spaces not included in the
tally of 29). It is noted that this requires verification from Council and NSCH.
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Miller Street

Boyle Street

Huntington Street

Nicholson Street

287

34

55

23

McDougall Street

Queens Avenue

Queens Avenue

Ben Boyd Road

40

23

25

124

Neutral Bay

McMahons Point

McMahons Point

Kirribilli

Kirribilli

Crows Nest

Crows Nest

Crows Nest

Crows Nest

Crows Nest

Cremorne

Cammeray

Cammeray

Suburb
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Kirribilli Avenue

Sexton's Cottage

West Street,

Sophia Street

85

250

3-5

Level 1

Nicholson Street,

Lytton Street

12

7-17

Street

Address

Table 10.4: North Sydney Council Owned Properties

PART C: LOSS & PROVISION OF AH IN NORTH SYDNEY

2089

2060

2060

2061

2061

2065

2065

2065

2065

2065

2090

2062

2062

Code

Post

5 bedroom house

1 house - 3 bedrooms

housing with lease until 2037

Council owned land, DOH owned

1 house

1 house w/ museum - 1 bedroom

6 units - 1 bedroom

1 house

1 house - 2 bedroom

units

boarding house w/ 10 single living

units

boarding house w/ 5 single living

4 units - 2 bedroom walk-ups

Dwelling Type

44.40%

100.00%

100.00%

100.00%

100.00%

100.00%

100.00%

100.00%

100.00%

100.00%

100.00%

13.74%

51.00%

Ownership

NSC

55.60%

0.00%

0.00%

0.00%

0.00%

0.00%

0.00%

0.00%

0.00%

0.00%

0.00%

80.77%

49.00%

Ownership

NSW DOH

Inc.
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Youth Services

Taldumande

NSW DOH

NSCH

NSW DOH

NSW DOH

NSCH

NSCH

NSW DOH

NSCH

NSCH

NSCH

NSCH

NSCH

Managed by…

Cunningham

Macarthur Ave

Oak Street

Oak Street

Oak Street

Tucker Street

Chandos Street

Clifton Street

Euroka Street

Euroka Street

2-24

5

3

7

9

2

215

19

30

67
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Alfred Street

67 High Street)

Waverton

Waverton

Waverton

St Leonards

North Sydney

North Sydney

North Sydney

North Sydney

North Sydney

North Sydney

North Sydney

2060

2060

2060

2065

2060

2060

2060

2060

2060

2060

2060

Lease to DOH until 2040

Lease to DOH until 2040

Lease to DOH until 2040

3 bedroom detached house

4 units - 1 bedroom

1 house - 2 bedrooms

1 house - 2 bedrooms

1 house - 2 bedrooms

2 units - 3 bedroom

5 units - 1 bedroom

[Number of units unknown]

duplex

1 x 2 bedroom duplex, 1 x 3 bedroom

100.00%

100.00%

100.00%

41.33%

26.00%

100.00%

100.00%

100.00%

47.72%

100.00%

24.16%

100.00%

37.15%

Ownership

0.00%

0.00%

0.00%

58.67%

74.00%

0.00%

0.00%

0.00%

52.28%

0.00%

75.84%

0.00%

62.85%

Ownership
NSCH

Managed by…
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Phoenix House

NSCH

NSCH

NSCH

NSCH

NSCH

NSW DOH

NSCH

Trust

Retirement

2089

2089

Dwelling Type

NSW DOH

Milson Village (65- Neutral Bay

429D

4

Neutral Bay

Code

NSC

North Sydney

Ben Boyd Street

17

Suburb

Post

Clark Road, James

Street

Address
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Much of the 100% NSC owned stock is made up of older heritage dwellings, such as 85 Kirribilli
Avenue pictured below.

Figure 10.20 NSC 100% Owned Property Managed by NSCH – 85 Kirribilli Avenue, Kirribilli
Source: JSA (2008) Kirribilli Site Visit, 28 March.

Future strategies to be explored in our Stage 2 Report will include an assessment of the efficiency
of retaining and subsequently maintaining such high value properties versus selling these
properties and developing alternative Council or other sites for affordable housing with higher
dwelling yield, as well as other alternative asset management strategies.
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11.

Affordable Private Rental Housing

Renting in the private market is an option for some of those on low to moderate incomes in North
Sydney, particularly some of the one bedroom or bed-sit stock available. However, as noted above,
rental of a two-bedroom unit would be generally unaffordable for around 45% of households in
North Sydney, and would place all households in low to moderate incomes (using Sydney SD
benchmarks) in housing stress. Our research also indicates that there is considerable competition
for these properties. This photo is one example of someone looking for long-term rental
accommodation well below the current median price of $350 per week for a one-bedroom dwelling.
In order to gain a better understanding of the current availability of low-cost rental properties in
the North Sydney area, we conducted a
search

on

the

website

www.domain.com.au for all properties
renting below the weekly price of $660
(the equivalent ‘affordable’ rental cost
for a moderate income household in
North Sydney).100 The search revealed
that a total of 271 properties were
available to rent for $660 and under.
The figure below provides a breakdown
of the 271 properties listed by the
various ‘affordability benchmarks’ for
North Sydney and Sydney SD.

Figure 11.1: ‘Flat Wanted’ Sign on Walker Street, Lavender Bay
Source: JSA (2008) Site visit, March 28
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Figure 11.2: Properties Available for Rent Below $660 in North Sydney LGA
Source: JSA (2008), www.domain.com.au 8 April 2008.

Two-thirds of the properties were listed between $660 and $441 and would only be affordable to
moderate-income households in North Sydney LGA. 33% are listed for $430 and below, and would
be affordable for moderate-income households in Sydney SD and low-income households in North
Sydney. Only 5% of the properties would be affordable for a low-income household in Sydney SD.
While there is a relatively robust stock of ‘affordable’ rental properties available, the majority would
only be affordable to moderate-income households in North Sydney, which is a relatively highincome household compared with Sydney SD averages.
Ninety-eight different real estate agents and private advertisers were responsible for listing the 271
properties reviewed by JSA. Seven of these real estate agents were interviewed via a brief
telephone survey conducted from 8 to 15 April 2008. The agents targeted were those with the
most properties listed and those located in the North Sydney area (as opposed to Sydney or East
Sydney locations with listings in North Sydney LGA). The 7 agents that participated in the survey
are located in Kirribilli, Milsons Point, Crows Nest, North Sydney (2) and Neutral Bay (2). They had
properties advertised for rent in Cammeray, Cremorne, Cremorne Point, Crows Nest, Kirribilli,
McMahons Point, Milsons Point, Neutral Bay, North Sydney, St Leonards, Waverton and
Wollstonecraft.
The following table summarises these results. We estimate an overall vacancy rate for properties at
this benchmark of 1.7%, which indicates a tight rental market (noting that 3-5% is regarded as a
balanced market). Though there are gaps in the data, it appears that there is a particularly tight
market at the more affordable end.
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Table 11.1: North Sydney Area Real Estate Survey

Properties currently available

Total rent roll

Real Estate

Total

$500

$350

$250

Total

$500

$350

$250

Agent

number

or less

or less

or less

number

or less

or less

or less

10

4

0

0

450

50%

3

0

2

1

1

0

450

Location
Kirribilli
Milsons Point

Unsure of these figures
Agent did not have specific

Crows Nest

13

6

2

0

430

figures, but estimate that
most rent between the high
$300’s to low $500’s

North Sydney

3

0

0

0

250

75%

20%

N=5

13

6

2

0

460

50%

10%

0

North Sydney

8

4

3

1

560

60%+

40%

10%

Neutral Bay

2

0

0

1

400

70%

30%

5%

51

21

8

2

3000

Neutral Bay

Total

Estimated Vacancy Rate = 1.7%
Source: JSA phone survey April 2008

In response to the question, “Would you say that there is greater demand for properties renting at
the lower end of the market -for $350 or less, or at the higher end of the market - renting for $650
or more?” – all of the real estate agents surveyed stated that there is definitely more demand for
properties at the lower end of the market. Some agents qualified this by stating that even lower
end rentals can take time to be rented out, which is usually indicative of the amenity of the
property. As one agent stated, “[we] can’t get a hold of [enough] one-bedders”.
When asked, “What would you say are the main differences between people who successfully
obtain a rental property and those who miss out?” - all but one agent responded that good rental
references and proof of employment are necessary. One agent stated that it was, “up to the
owner”. One agent said that since there were so many applications, that they were in a position to
be tougher in selecting the tenant. Another agent said that they preferred to rent to existing
tenants, since they already know their rental history.
In addition, some agents feel that “landlords get greedy” after reading newspaper articles about
the high cost of rental properties in the city and ring to advise the agents to increase the rent.
The following tabulates key questions regarding evidence of demand.
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Table 11.2: Responses to Selected Real Estate Survey Questions

Real Estate
Agent Location

Over the last
month or so,
how many
applicants
would you
have for a
typical rental
property in the
North Sydney
LGA area?

How many
people would
you say
typically come
to a viewing of
a property
renting for
$350 or less?

Do people ever offer more than the
advertised price to secure a rental
property in this area?

Kirribilli

2 or 3

Up to 40 people

Yes. This information is passed on to the
owner. Offers more common at lower
end of market (eg, offers to pay $10$20 more per week or 3-4 months rent
in advance)

Milsons Point

3 or 4,
sometimes more

10, on average

Yes. Sometimes people will offer $10$30 more per week, but the agent’s
policy is not to accept it.

Crows Nest

3 - 10 depending
on property
type.

20-30

Yes. Eg, a property listed for $475
received an offer of $550. Whether or
not to accept the offer is up to the
landlord’s discretion.

North Sydney

3

8-12 groups

Yes. Information is passed on to the
landlord. The amount offered depends
on competition, and “prices are not
fixed".

Neutral Bay

4-5, 11,
sometimes 30

20-40

Yes, but accepting offers is not allowed
by the agent.

North Sydney

3

6-8 groups at a
first opening

Yes, but it is discouraged. We would
rather obtain a good tenant.

Neutral Bay

20

40

Yes, but it is the agent’s policy not to
accept such offers.

Source: JSA (2008) Telephone survey, April

Whist there is reported to be less competition for ‘typical’ rental properties, when dwellings renting
for $350 per week or lower are advertised, up to 40 people are reported to attend the pre-rental
viewing. Further, offers of between $10 and $75 above the asking price are often made by
prospective renters. Though some agents discourage this, others report that it is ‘up to the owner’
whether they accept it or not.
Clearly, a low to moderate income family in North Sydney without a previous rental history or
glowing references, proof of stable employment or any of the other less tangible attributes being
sought in a highly competitive rental market would be in a very poor position to obtain a rental
home.
The flats at 15A Bannerman in Cremorne are an example of affordable rental accommodation at
the lower-end of the rental market. Based on our site visit and consultation with the real estate
agent manages the property, while the property is registered as a boarding house with NSC, there
appear to be flats available that are either self-contained or with share facilities.101 A search of old
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listing prices shows that in 2007-2008: bed-sits were listed for $170-200, 1-bedroom flats were
listed for $210-$220, and a 2-bedroom flat was listed for $340 – all prices well below the median
for the LGA. Note these prices are an example of cost, as they are not the actual rental price.102

Figure 11.3: Post boxes at 15A Bannerman, Cremorne
Source: Judith Stubbs and Associates, March 2008
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12.

Boarding Houses

12.1. Overview
In this section we take a more detailed look at a property type and demographic group that is often
difficult to research - boarding houses and their tenants. We have used a range of data and
information sources to gain a better understanding of the boarding house stock and tenant profile
in North Sydney including NSC reports and records, University of Sydney’s 1998 boarding house
review, freely available and special order census data, plus site visits and an initial review of recent
DA’s and court cases related to the loss of certain boarding houses in North Sydney. Although it is
beyond the scope of this study to do a detailed investigation into boarding houses, we have
explored this issue to the extent possible through desktop analysis and fieldwork reported here, as
boarding houses are an essential component of the affordable housing stock in North Sydney.
Our review confirms much of the data revealed by the census with regards to the number of
boarding houses/private hotels operating in the LGA. Moreover, special order data from the ABS
sheds interesting light on the profile of those counted ‘at home’ in boarding houses, private hotels,
and emergency accommodation in the area and re-confirms much of the data that was collected
about residents of boarding houses in the late 1990’s by the University of Sydney. This data shows
that the profile of long-term resident of such accommodation is predominately middle-aged and
working (or at least reporting an weekly income well in excess of support payments). This data
shows that there is a relatively substantial population residing in this type of accommodation, such
that they are considered to be ‘at home’ – which is in contrast to assertions that such
accommodation is primarily catering for tourists and backpackers.
With regards to the stock of boarding houses and private hotels, our review confirms that a
number of boarding houses have recently been lost due to conversions primarily to single
dwellings, and others to strata subdivision and in one instance an aged-care facility. Arguably, the
amount levied for the loss of bed spaces in boarding houses may be well-below their value if we
consider cases where the DA to convert the premises to a single dwelling acts in essence as a
change in zoning and the property is then sold for a much higher price as a single dwelling. There
is also a concern that some low-cost accommodation in boarding houses and private hotels is being
lost but not counted as some have argued successfully that they are a ‘backpacker’s
accommodation’ and therefore exempt for the application of SEPP 10.

As a result, these

developments are neither levied for the loss of affordable bed spaces, nor are the bed spaces
counted based on Council’s system of tracking this loss over time. This issue should be considered
as Council determines whether or not to include ‘backpacker’s accommodation’ in selected zones in
the revised LEP, as from what we understand such establishment are not allowed under current
controls.
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12.2. Policy Background
Boarding houses provide a source of low cost accommodation for some of the community’s most
vulnerable residents, as well as for tourists, visiting and in some cases resident workers who are
looking for an affordable and flexible accommodation option. The NSW LEP Standard Template
dictionary defines a boarding house as:
“a building,
(a)

that is wholly or partly let in lodgings, and

(b)

that provides lodgers with a principal place of residence for three months or more,

and
(c)

that generally has shared facilities, such as a communal bathroom, kitchen or

laundry, and
(d)

that has rooms to accommodate one or more lodgers,

but does not include backpackers’ accommodation, serviced apartment or a motel.”103
Boarding houses fall into two categories, licensed and unlicensed. Local councils are responsible for
ensuring minimum standards in boarding houses, both licensed and unlicensed, in relation to fire
safety requirements, broad health requirements and general amenity of the premises.104
‘Licensed boarding houses’ are those defined as having ‘two or more people with a disability who
require some form of supervision or social habilitation’ and are required to be licensed under the
Youth and Community Services (YACS) Act 1973 in order meet certain standards to ensure the
health, safety and welfare of their residents.105

As of January 2008, there were 48 licensed

boarding houses in NSW with a capacity of 948 bed spaces.106 27 of these premises are located in
the greater Sydney metropolitan area, in LGAs including Ashfield, Burwood, Rockdale, Marrickville,
Wingecarribee and the Blue Mountains. The capacity of licensed boarding houses in the Sydney
metropolitan area is 531 beds.107

There are currently no licensed boarding houses operating in

North Sydney LGA. There is often significant opposition to the location of accommodation for those
with mental illnesses, such as licensed boarding houses and group homes, within the
community.108
‘Unlicensed boarding houses’ (like those that are found in North Sydney) are often referred to as
rooming houses and tend to be old hotels, large terraces and some semi-commercial premises.109
Unlicensed boarding houses are often the accommodation that is “most directly substitutable for
licensed residential services”

110

for people with a disability, particularly as they generally do not

require a bond and are more readily accessible to people without paid employment, references or a
poor rental history than dwellings rented under the Residential Tenancy Act 1998 (NSW). As such,
they also do not offer the same protections that are offered by residential tenancy legislation
including security of tenure offered under residential tenancy agreements.
It is often contended that since the 1990s many licensed boarding houses have found it
uneconomical to meet the physical standards required to obtain or maintain their license and as a
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result became unlicensed and changed their use to cater for other residents such as overseas
students and backpackers.111 However, in a gentrifying housing market such as North Sydney and
inner western areas like Marrickville and Ashfield, licensed and unlicensed boarding houses
boarding houses often became valuable property and were redeveloped, sold or changed use to
more profitable uses. As a result of the loss of boarding houses around Sydney, it is reported that
many ex-residents (many of whom have disabilities) migrated to the inner city and to homeless
facilities.112 The financial impacts of meeting safety standards thus require a more critical
examination, and will be a subject of our Stage 2 strategic report.
The ABS113 defines homelessness in three categories, primary, secondary and tertiary. Primary
homelessness is essentially ‘rooflessness’ or those without conventional accommodation who are
counted on census night in the street, in parks, squatting in buildings or in other improvised
dwellings. Secondary homelessness includes people residing in emergency accommodation on
census night and is generally thought of as those who move frequently from one temporary shelter
to the next, often between the homes of friends and family members. Tertiary homelessness is
defined as those who live in boarding houses on a medium to long term basis of thirteen weeks or
longer. There is some debate as to whether or not those residing boarding houses should be
defined by a homeless classification. However, under this definition boarding house accommodation
is determined to be below the ‘community standard’ for private rental accommodation as rooms do
not have their own kitchens, bathrooms or separate living and bedroom areas, and residents do
not have security of tenure provided by a lease agreement.
In this section, we have attempted to gain a better understanding of who is using the remaining
boarding houses in North Sydney. Regardless of the Council’s opposition to allow zoning for
backpacker style accommodation, many of the boarding houses and private hotels in the LGA cater
to backpackers, tourists and visitors. Arguably, these visitors are part of the demographic of
boarding house residents. However, in this report we have focused on trying to get a sense of
those who are residing in boarding houses on more of a long-term basis and fall into the ABS
classification of ‘tertiary homeless’ and should/could be a demographic to benefit from Council’s
affordable housing policies and the enforcement of SEPP 10. To do so, we have obtained data from
the ABS based on those residing in boarding houses, private hotels and emergency accommodation
that indicated on their census form that there were ‘at home’ on census night and did not have an
alternative address listed on their form.
Looking at the data it is easy to see that there has been a dramatic decrease in the amount of
boarding house stock in North Sydney. What is interesting is to look closely at how some of this
stock was lost to redevelopment and whether or not NSC’s previous Affordable Housing Strategy
has adequately counted and levied for the loss of boarding house accommodation. Notes from
recent consultations on the re-draft of Council’s Social Plan state, “the decline of boarding houses
in North Sydney has removed the principle form of accommodation for middle to older aged men
suffering from alcohol addiction and mental health issues.”114

There has been an inevitable

externality due to the loss of this stock that at some level has been born by some of the most
vulnerable residents in North Sydney who were displaced to alternative accommodation within or
out of the area.
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It must be noted that there are many boarding houses still operating in the North Sydney LGA. In
fact, the North Sydney LGA provides the majority of all boarding houses in the Lower Northern
Sydney SD. Further work in our Stage 2 Report will investigate the possibility and efficiency of
taking more active measures to retain some of the remaining boarding houses in the community.

12.3. Boarding House Supply and Tenant Profile
12.3.1. University of Sydney Review 1998
In 1998, the University of Sydney conducted a review of boarding houses throughout a selection of
LGAs in Sydney, including South Sydney, North Sydney, Leichhardt and Burwood. This study is
considered to be the most recent and reliable review of boarding houses in North Sydney LGA.115
The researchers were provided with a list of 66 properties thought to be operating as boarding
houses in North Sydney by the NSC (at the time offering an estimated 1116 bed spaces).116
The researchers found that of the 66 properties on the list, 18 had ceased operating as boarding
houses resulting in the displacement of approximately 307 residents and a 28% reduction or 312
less affordable bed spaces. The majority of the 18 boarding houses lost were converted to private
residences, flats or units, private hotels and backpackers’ accommodation.117 Thus, at the time of
the survey, either 47 or 48 boarding houses were operating in North Sydney, as the use of one
property could not be identified.118 The study also provided a profile of the residents of boarding
houses in North Sydney. The survey collected data from residents and owners at 29 boarding
house properties in North Sydney. Results show that:
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•

7.2% of residents were under 20 years

•

33.3% of residents were between 20-29 years

•

43.5% of residents were between 30-59 years

•

16% of residents were aged 60+ years

•

88.4% of residents were single

•

60.8% of residents were employed

•

45% were employed full-time

•

19.9% of respondents were pensioners

•

15.9% were unemployed

•

33.8% of residents were overseas visitors

•

60.9% were long-term residents of the boarding house (a stay of 3 months or more)

•

18.8% had resided in a boarding house for more than 10 years

•

20.3% were very short term tenants (less than 2 week stay)
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The study also showed that many owners/managers believed that operating a boarding house was
only ‘borderline profitable’ and 25% of those respondents indicating that they had plans to sell or
change the use of their property within the next five years.119
Overall, we can conclude that the profile of residents of boarding houses in North Sydney included
a mix of young people and older people, many of whom were single, employed and one-third who
were overseas visitors. The contrast between the youthfulness of boarding house residents at the
time of the study compared with the current public housing profile detailed in the report above is
striking, as is the fact that over 60% of boarding house residents were employed compared with
less than 10% of social housing tenants. Moreover, the study showed that there was a mixture of
tenure lengths with a relatively equal proportion of very short stays and very long stays - those
who had lived in a boarding house for 10 years or more, and nearly two-thirds of the respondents
residing for relatively long-term stays of three months or more.
Thus at the time of the study, boarding houses appeared to fill a useful accommodation niche for a
range of people across a range of life circumstances, including younger working single people and
single income households for whom the high cost of rental in North Sydney LGA would be highly
prohibitive as well as those who have far more limited housing choices and very high levels of
disadvantage.

12.3.2. Census Data
The ABS includes a count of ‘non-private dwellings’ in each census. The count of non-private
dwellings includes a category of ‘boarding houses/private hotels’ among the others including
hotels/motels/bed and breakfasts, halls of residence, hospitals, nursing homes and homeless
shelters. The census provides a count of the number of non-private dwellings in an area, plus a
count of persons in those non-private dwellings.
Based on our research, it seems difficult to adhere to strict definitions of ‘boarding house’ versus
‘private hotel’ and ‘youth/backpacker hostel’ for these types of accommodation. While a property
may be sign-posted as a private hotel, it may also be included on the Council’s list of registered
boarding houses and cater to a range of visitors and semi-permanent residents. However, others
who are registered as boarding houses with the Council report that they cater primarily to short to
medium term visitors and workers, and do not allow long-term tenants.120

Thus, in reality the

definitions, classifications and actual uses of these properties can become quite blurred.

Boarding House/Private Hotel Counts
The table below details the count of boarding houses/private hotels, as well as the enumeration of
persons in these dwellings on census night in 2001 and 2006. It is important to remember that
boarding houses and private hotels are included in the same category of non-private dwellings in
the census, thus these enumerations are likely to include short and long term residents, staff and
managers, plus local and international visitors.
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Table 12.1 Count of Boarding Houses/Private Hotels: Dwellings & Persons

2006

2001

% Change

23

23

0.0%

427

473

-9.7%

Males

297

308

-3.6%

Females

130

165

-21.2%

11

6

+83.3%

36

31

16.1%

689

622

10.8%

Males

460

406

13.3%

Females

229

216

6.0%

48

27

+77.7%

384

464

-17.2%

5,168

7,064

-26.8%

Males

3,899

5,042

-22.7%

Females

1,269

2,022

-37.2%

960

1086

-11.6%

North Sydney LGA
Boarding houses & private hotels
Persons counted in boarding
houses & private hotels

Persons counted in hostel for the
homeless, night shelter, refuge

Lower Northern Sydney SD
Boarding houses & private hotels
Persons counted in boarding
houses & private hotels

Persons counted in hostel for the
homeless, night shelter, refuge

Sydney SD
Boarding houses & private hotels
Persons counted in boarding
houses & private hotels

Persons counted in hostel for the
homeless, night shelter, refuge

Source: ABS (2006) Census Tables: Non-private dwellings, ABS (2001) Census Tables: Non-private dwellings.

The count of boarding houses and private hotels in North Sydney LGA was 23 in 2001 and 2006,
which is far less than the 48 boarding houses identified in the 1998 University of Sydney Boarding
House Review. However, it is also important to note that the 2006 census classifies
‘youth/backpacker hostels’ as ‘Other and not-classifiable’ non-private dwellings. In 2006, there
were 10 ‘other and not classifiable’ dwellings with 87 people enumerated in North Sydney LGA. It is
possible that some of these 10 properties counted were operating as boarding houses/private
hotels that cater for tourists and were regarded by the ABS as a ‘youth/backpacker hostel’.
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Tertiary Homelessness Counts
JSA requested a cross-tabulation of data from the ABS based on their method of counting those in
‘tertiary homelessness’.121 The primary difference between these figures and those detailed in the
table above, is that these counts only include people who indicated that on census night they were
‘at home’ at either a hostel for the homeless, night shelter, refuge, boarding house or private hotel
and do not have a separate address listed elsewhere on their census form. This is likely to remove
resident staff and domestic and international visitors from the overall number of people counted in
these types of accommodation on census night. The following figure illustrates the breakdown of
persons counted on census night 2006 ‘at home’ in hostels for homeless, night shelters, refuges,
boarding houses and private hotels by age in North Sydney LGA, ‘balance of Lower Northern
Sydney’ (Lower Northern Sydney minus North Sydney LGA) and ‘balance of Sydney SD’ (Sydney
SD minus Lower Northern Sydney).
There were 326 persons described using the above classification residing in these accommodation
types in North Sydney LGA, which is approximately 75% of all those counted in this type of
accommodation as detailed in Table 12.1. A further 155 persons were counted ‘at home’ in this
accommodation in the balance of Lower Northern Sydney SSD. Clearly, the majority of
accommodation of this type is found in North Sydney LGA, as opposed to the other LGAs that
comprise Lower Northern Sydney SD. When combined these two areas account for 11.4% of all
persons living in this type of accommodation in Sydney SD.

100%
90%
80%
70%
60%
50%
40%
30%
20%
10%
0%

No rth Sydney LGA

B alance o f Lo wer No rthen Sydney

70 years and o ver

5.2

23.2

Balance o f Sydney SD
9.4

60-69 years

13.5

5.8

12.6

50-59 years

21.8

10.3

19.9

40-49 years

20.6

16.1

22.4

25-39 years

29.4

28.4

24.9

Less than 25 years

9.5

16.1

10.9

Figure 12.4: Persons counted in ‘tertiary homelessness’ by Age
Source: ABS Census of Population and Housing, Special Order (2008)
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Approximately 81.3% of persons residing in this type of accommodation in North Sydney LGA are
aged less than 60 years, compared with 71% in Balance of Lower Northern Sydney and 78% for
Balance of Sydney SD. North Sydney LGA also has a lower proportion of younger residents (<25
years) residing in this type of accommodation than Balance of Lower Northern Sydney (16.1%) but
similar to that of Balance of Sydney SD (10.9%). This appears to indicate that in North Sydney
LGA, this type of accommodation caters for working aged residents, whereas in surrounding areas
this accommodation appears to cater more for elderly and younger residents.
The income of residents has also been calculated. In general, residents in these types of
accommodation in North Sydney LGA have a higher earning capacity than residents in the balances
of Lower Northern Sydney and Sydney SD. More than half of these residents in North Sydney have
a weekly individual income of $400 or more – a rate 40% or higher than the benchmark areas.
This

indicates

a

much

higher

prevalence

of

lower

income

workers

residing

in

this

accommodation in North Sydney LGA than balance of Lower Northern Sydney SSD and Balance of
Sydney SD.

60.0
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40.0
30.0
20.0
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Balance of Low er Northen Sydney

30.8

28.6
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34.3

27.1
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Figure 12.5: Persons counted in ‘tertiary homelessness’ by Income
Source: ABS Census of Population and Housing, Special Order (2008)

The income of these residents has also been cross-tabulated against age and is shown below.
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Figure 12.6: Persons counted in ‘tertiary homelessness’ by Age by Income
Source: ABS Census of Population and Housing, Special Order (2008)

Again, persons aged between 25 - 59 years in North Sydney LGA tend to have a higher earning
capacity than residents in the same age group for both benchmark areas.

12.3.3. JSA Review 2008
To review the current status of boarding houses and private hotels in North Sydney, we compiled a
list of 41 properties that are or were recently operating as boarding houses and private hotels in
the North Sydney LGA from NSC’s list of registered boarding houses (n=27)122, internet research,
and a review of recently approved DA’s associated with boarding houses.
We conducted two site visits on 26 and 28 March, to attempt to validate the current use of the
properties. We found:
•

23 properties appear to be operating as boarding houses and private hotels
o

•

10 were not operating
o

•

2 of the 23 will cease operating in the near future due to approved conversions

9 of the 10 were not operating due to approved conversions

7 the use is uncertain, as they have yet to be visited or could not tell from the outside

Boarding Houses/Private Hotels Operating in North Sydney
The following photos show the current status of a selection of boarding houses and private hotels in
North Sydney as of March-April 2008. We spoke briefly with managers and some residents at the
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properties to obtain some basic information about rates and amenities offered. Those properties
discussed here show that despite different classifications of ‘boarding house’ or ‘private hotel’ many
act quite similarly. Some properties, like ‘Cammeray Gardens’ at 66 Palmer Street in Cammeray,
advertise their use with signage on-site, as well as on the Internet and in the telephone book.

Figure 12.1: Boarding House at 66 Palmer Street, Cammeray
Source: Judith Stubbs and Associates, March 2008

The Neutral Bay Motor Lodge, though it appears to be more of a motel, does cater for both short
and long term tenants. All long-term tenants must have proof of employment to rent a room.

Figure 12.2: Private Hotel at 45 Kurraba Road, Neutral Bay
Source: Judith Stubbs and Associates, March 2008
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Others do not signpost their use, such as ‘Cabana Private Hotel’ at 11 Bertha Road in Cremorne or
72 Kurraba Road in Neutral Bay. However, at the time of the site visits residents were observed
and spoken to at each property.

Figure 12.3: Boarding House at 11 Bertha Road, Cremorne
Source: Judith Stubbs and Associates, March 2008

Figure 12.4: Boarding House at 72 Kurraba Road, Neutral Bay
Source: Judith Stubbs and Associates, March 2008

At the time of the site visit, 40 Carabella and 51 Willoughby both in Kirribilli, and 6 Wycombe in
Neutral Bay all appear to be tenanted though no residents were observed outside the premises.
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Figure 12.5: Boarding House at 40 Carabella Street, Kirribilli
Source: Judith Stubbs and Associates, April 2008

Figure 12.6: Boarding House at 51 Willoughby, Kirribilli
Source: Judith Stubbs and Associates, April 2008
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Figure 12.7: Boarding House at 6 Wycombe Street, Neutral Bay
Source: Judith Stubbs and Associates, March 2008

Status Uncertain
63 Upper Pitt Street, Kirribilli was most recently sold on 1 October 2003 for $2,300,000. The
property is a registered boarding house with NSC for 6 bedrooms and 7 bed spaces. However, the
applicant listed on the NSC boarding house register is not the current owner of the property
although Red Square does show that the applicant on file with Council as the previous purchaser.
There are no DA’s from 2004 listed on Council’s website for this property. We assume that the DA
to change the use from a boarding house to private residence were carried out in 2003 likely just
prior to or following the sale of the property. The photo below suggests that the property is
operating as a single dwelling.
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Figure 12.8: Boarding House Conversion to Single Dwelling at 63 Upper Pitt Street, Kirribilli
Source: Judith Stubbs and Associates, April 2008

12.4. The Loss of Boarding Houses
The last two census counts have consistently placed the number of boarding houses/private hotels
in the North Sydney LGA at 23, which excludes the 10 properties reported in 2006 as ‘Other and
not-classifiable’ that includes ‘backpacker/youth hostels’. This number is only reasonably consistent
with Council’s list of 27 registered boarding houses, as private hotels are not required to be
registered and are therefore not included in Council’s list.
Based on our review of 41 properties, including DA’s approved since 2004123 that are available on
NSC’s website, it is easy to see that there has been a steady and continued loss of boarding houses
to redevelopment or change of use in North Sydney LGA. The loss of boarding houses is due to a
range of factors, most likely a combination of the declining profitability of running a boarding
house, the soaring value of the property, and the likely high return of selling the property without
restrictions on its use (such as a single dwelling or strata subdivision). The remainder of this
section looks closely at a range of properties that were operating as boarding houses/private hotels
that have been (or will be) converted to single dwellings or other uses. We have obtained this
information from: DA documentation available on NSC’s website, sales reporting from Red Square
and NSW Land and Environment Court proceedings. Please note that actual names of vendors and
purchasers have not been used but are available for internal review.

12.4.1. Conversions to Single Dwellings
Many boarding houses have been lost after applications were approved to convert the properties
from boarding houses to single dwellings for private residence.
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21 Bennett Street, Cremorne
This property was most recently sold on 28 June 2003 for $1,677,000. Based on the documents we
have viewed, we are unable to determine when this property ceased operating as a boarding
house. On 15 June 2004, the DA #615/03 for the conversion of an existing boarding house to a
single dwelling was approved by Council. Council levied $92,883.91 (a rate of $13,269.13 per bed
space) for the loss of 7 affordable bed spaces.124
Based on the DA documentation available, there did not appear to be any SEPP 10 report attached
to the application. We assume that the property had ceased to operate as boarding house prior to
its sale in 2003, and that the new owners had no intention to operate the premise as a boarding
house and may have accounted for the costs associated with the DA for change of use to a private
residence as part of the overall cost of acquiring the property. The recent photo below shows the
renovated home at 21 Bennet Street, Cremorne.

Figure 12.9: Boarding House Conversion to Single Dwelling at 21 Bennett Street, Cremorne
Source: Judith Stubbs and Associates, March 2008

25 Bennett Street, Cremorne
This property was most recently sold in 1 March 2007 for $2,600,000. Interestingly, the vendor
(Mr. A) of this property also purchased 21 Bennett Street in 2001 and sold it in 2003 as described
above.
According to the report from a Council meeting held on 7 November 2005, the property operated
as a 10-room boarding house from 1976 to 2002. Mr. A purchased the registered boarding house
at 25 Bennett Street in June 2002 with vacant possession for $1,350,000. Mr. A attempted to rent
out some of the rooms but, despite repeated advertisements, ‘the rooms have been mostly
unoccupied except from the owners and their family’. Mr. A decided that due to the lack financial
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viability, he would forgo the required fire safety upgrading required to run the property as a
boarding house.125
In 2004, Mr. A lodged a DA with Council for the change of use of the property from a boarding
house to a single dwelling (DA #627/04). In December 2004, the Council referred the application
to DIPNR (now the Department of Planning) for concurrence with regards to SEPP 10. The
Department granted concurrence on 6 October 2005, on the grounds that running the boarding
house even at optimal management would not be viable within the 6% return SEPP 10
threshold.126 On 10 November 2005, Council granted conferred consent to the application based
on required payment of the Affordable Housing levy of $139,272.50 for the loss of 10 affordable
bed spaces. On 22 June 2006, Council issued a notice to the applicant regarding a request to
modify the development consent to remove the deferred commencement upon payment of the
Affordable Housing levy of $142,754.30.127
It is interesting is that upon approval of the DA in 2006, the property was sold less than a year
later for 92% more that the price it was purchased for in 2002 (not adjusted for inflation). It could
be argued that the in the right market conditions, the cost of the DA process to change the use of
the property to a private dwelling and the resultant Affordable Housing levy is quite modest
compared to the amount that can be gained by selling the property as a private dwelling. The
recent photo below shows the renovations in progress at 25 Bennett Street, Cremorne.

Figure 12.10: Boarding House Conversion to Single Dwelling at 25 Bennett Street, Cremorne
Source: Judith Stubbs and Associates, March 2008

115 Carabella Street, Kirribilli
Mrs. B recently purchased this property on 9 September 2005 for $4,000,000. It is currently
included in Council’s boarding house register. On 19 November 2007, Council granted approval to
DA #615/06128 for the conversion of an existing boarding house to a single dwelling. $29,493.04
was levied for the loss of affordable housing bed spaces, though the document does not state how
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many bed spaces were lost.129 From the documents available, we did not find any SEPP 10 issues
identified in conjunction with this application. Nor were we able to determine when the property
ceased operating as a boarding house, though we assume that it would have been prior to the
purchase of the property in 2005. When we visited the property in April 2008, it looked as though
it could possibly be tenanted though we did not observe or speak to anyone on the premise at the
time that the photo below was taken.

Figure 12.11: Boarding House Conversion to Single Dwelling at 115 Carabella Street, Kirribilli
Source: Judith Stubbs and Associates, April 2008

67 Upper Pitt Street, Kirribilli
This property was most recently sold on 13 January 2005 by for $2,123,625. There are two DA’s
associated with this property on Council’s website, #141/04 that was approved on 29/10/2004 and
#619/05 that was approved on 11/05/1006.
DA #141/04, which applied for a change of use from a boarding house to a private dwelling was
granted based on conditions that included providing assistance to displaced tenants such as
economic assistance and specific provisions to ensure that two protected tenants were found
suitable alternative accommodation.130 Council also levied $119,422.17 for the loss of affordable
housing bed spaces due to the conversion.131 We are uncertain as to outcome for the displaced
residents. It would be interesting to know where they were relocated and how the conditions of the
new accommodation compare to the previous.

NORTH SYDNEY HOUSING STRATEGY – BACKGROUND REPORT

139

PART C:

Figure 12.12: Boarding House Converted to Private Residence at 67 Upper Pitt Street, Kirribilli
Source: Judith Stubbs and Associates, April 2008

12.4.2. Conversion to Other Uses
7-11 Manns Avenue, Neutral Bay
7-11 Manns Avenue was most recently sold on 24 August 2006 for $8,000,000.132 This property is
currently a registered boarding house with NSC for 57 bedrooms and 68 bed spaces. DA #442/06
applied for a change of use from a boarding house to a residential aged care facility comprising 61
beds, renovation and repair of existing buildings, new infill building, partial demolition of buildings
and excavation for basement parking. Council refused the DA on the grounds of a refusal by the
Director General of Planning to issue concurrence of SEPP 10.
The Statement of Environmental Effects lodged by the applicant included a SEPP 10 report
prepared by Urbis JHD. In summary, the report found that the development would result in the loss
of low cost rental accommodation, there was a ‘fair amount’ of comparable accommodation in the
area, significant costs were required to address safety and maintenance upgrades to the property,
and that the use of the property as a boarding house was not financially viable. Overall, Urbis
determined that the adverse impacts due to the loss of low-cost housing would be out-weighed by
the benefits of a ‘much needed additional aged care accommodation and resources.’133
The matter was subsequently heard in the NSW Land and Environment Court on 19 December
2007, where additional concerns raised by objectors regarding traffic and parking, and bulk and
scale of the development were discussed. The court judgement was released on 24 December
2007. It was determined that the proposal was well designed and the appeal was upheld. The DA
was determined by the grant of consent subject to conditions.134

The applicants since lodged a

Section 96AA modification to the court approved DA #442/06 for residential aged care facility.
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JSA visited 7-11 Manns Street in April 2008, unknowingly one week before tenants were to be
evicted from the premises as a result of the redevelopment. We spoke with one resident outside of
the premises who indicated that she was uncertain where she would go upon eviction from the
property. This information was passed on to NSC, who subsequently followed up on whether or not
the consent conditions to assist existing tenants with relocation had been in fact carried out.
Conditions of consent included the following measures to be implemented/undertaken:
•

‘A Needs Assessment is to be carried out to prioritise the relocation of boarders with special
needs or constraints.

•

The applicant is to liaise with the Department of Housing (Dee Why Office) and Community
Housing Lower North Shore in support of tenants experiencing difficulties in re-locating and
if necessary, shall engage a consultant to provide or co-ordinate such assistance.

•

The applicant will provide boarders with information, including lists of comparable
accommodation, assist in negotiations with estate agents and provide supportive
references.

•

The applicant will provide boarders with payment for bonds for new accommodation and
the first month’s rent (up to $940 for couples).

•

The applicant with assist boarders with removal costs.

•

The applicant will liaise with the NSW Tenants Advice and Advocacy Service to provide
assistance to those boarders whole first language is not English.

•

The applicant shall provide Council with written evidence that measures to achieve the
above have been put in place prior to the issue of any construction certificate.’

We have not received any additional information regarding whether or not these conditions have
been met, and if the construction certificate has been granted. We are uncertain about the amount
that Council levied for the loss of affordable housing in this case.
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Figure 12.13: Boarding House to be converted to Aged Care Facility at 7-11 Manns Avenue, Neutral
Bay
Source: Judith Stubbs and Associates, March 2008

12.4.3. Lost but not Counted?
There are several cases of which we are aware that involve the loss of a boarding house/private
hotel where the applicants have argued successfully that their establishments are used for
‘backpacker’s accommodation’ and therefore exempt from the requirements of SEPP 10 and the
resultant levy for affordable housing by Council. We see this as a serious issue for the Council to
consider as it reassesses its Affordable Housing Strategy, and as it grapples with whether or not to
allow for ‘backpacker accommodation’ to be including in certain zones in its revised LEP.
The difficulty with these cases is that whether or not the applicant argues that it is exempt from
SEPP 10, the loss and conversion of these properties to single or strata residences remains a loss
of affordable housing in the community and despite not being able to levy for their loss under the
fund – Council cannot count the loss of these affordable bed spaces. Arguably, this inability to
account for these losses diminishes the true loss of affordable housing that has occurred and
continues to occur. Moreover, such cases likely set precedence for others to argue against the
requirements of SEPP 10.

45 Carabella Street, Kirribilli
The Section 94 spreadsheet provided to JSA by Council states that this application was for ‘the
conversion of existing backpacker accommodation to residential flats.’
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determined on 25 August 2003, and is thus unavailable for viewing on Council’s website. This
property was sold almost exactly a year later on 24 August 2004 for $2,560,000.
In the Council spreadsheet that accounts for the number of existing and created dwellings for each
application, lists ‘0 existing dwellings’ and ‘9 new dwellings’ for this application. We are uncertain
since we have not yet viewed the documents, but assume that the applicant likely argued
successfully that the property was not a ‘boarding house’ but a ‘private hotel/backpacker’s
accommodation’ and was thus exempt from SEPP 10. As a result, Council would not have levied for
a loss of affordable bed spaces which would explain the ‘0’ entry in the spreadsheet.

Figure 12.14: Boarding House/Private Hotel Conversion to Strata Units at 45 Carabella Street,
Kirribilli
Source: Judith Stubbs and Associates, April 2008

89 Carabella Street, Kirribilli
This property is known as the Tremayne Private Hotel. In 2005, the applicant lodged DA #168/05
to demolish one existing building and the partial demolition of a second building in order to build
19 new dwellings and provide basement car parking for 24 vehicles. The Statement of
Environmental Effects lodged with the application stated that the property was used as a
‘backpackers accommodation’ as defined by SEPP 10. Upon review of many DA’s associated with
the property between 1978-2001, NSC informed the applicant that they had never applied to
change the legal use of the building from a boarding house to a backpackers accommodation and
that the proposal would be passed on to the Director General for concurrence under SEPP 10,
regardless of the applicants assertions.135

Council received many submissions from residents

objecting to the development, with indicating concern for the loss of affordable housing that would
result from the redevelopment. Issues raised at the 17 May 2005 Milson Precinct Meeting stated,
“Tremayne is a private hotel/boarding house, and the majority of the resident who
live there on a medium to long-term basis [sic]. Many of them have been living
there for several years. Any backpackers who stay at Tremayne for a short period
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comprise a minority of the residents. The obvious motive of the owners in lying
about the existing use of the premises is to bypass SEPP 10, which seeks to retain
low cost rental accommodation.”136
The matter was heard in the NSW Land and Environment Court on 17 May 2007.137 The applicant
put forth a case that the property was used as a ‘backpackers accommodation’ in terms of SEPP 10
and was therefore exempt from the Act. The owners testified that the property was used often by
travellers in the late 1970s, 80s and throughout the 90s. There was evidence that at least 20
persons listed ‘89 Carabella Street, Kirribilli’ as their residential address on the 1999 NSW election
roll. Analysis of the property owner’s ledgers from a similar time showed that approximately 2.22 2.45% of the names in the ledger matched those on the election roll. This was argued to show that
the majority of tenants did not consider the property to be their primary residence. The court
agreed that as of 28 January 2000, the Tremayne was operating as a ‘backpackers accommodation’
and the application was therefore exempt from SEPP 10. Consent for the development was
therefore granted.
What is disappointing about this case is that the property consisted of 99 rooms of affordable rental
stock, and whilst there were no Section 94 funds obtained for the loss of these bed spaces, for all
practical purposes 99 affordable bed spaces were lost. Council’s spreadsheet detailing the number
of dwellings lost and created with each application does not account for these 99 rooms lost. Based
on the method of levying for loss based on SEPP 10, it essentially makes the loss of these bed
spaces invisible. Regardless of whether or not the property was used primarily by ‘backpackers’ as
defined by the Act, it does not mean that the 99 rooms were not available for low-rent to others in
the community.

Figure 12.15: Boarding House/Private Hotel to be converted to Strata Units at 89 Carabella Street,
Kirribilli
Source: Judith Stubbs and Associates, April 2008
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13.

Economic Analysis of Affordable Housing
Strategy

13.1. Collection and expenditure of Section
contributions for affordable housing

94

NSC provided JSA with a summary spreadsheets for Section 94 contributions and expenditure for
NSC’s Affordable Housing Program for the period 1995 to date. Purchase prices for dwellings were
sourced from historical Lease Agreements provided to JSA for review. During the period 1995 to
2008, about $2.8 million dollars of Section 94 Affordable Housing Contributions were expended.
Around $1.9 million of purchases and repairs, with $89,614 expended on studies and housing
officer salary, and $770,663 devoted to the 156 Pacific Highway joint venture project with the NSW
DOH.
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We understand that Council has requested a refund of its expenditure on the 156 Pacific

Highway project, as the Department will not be proceeding with the project. These funds will be
returned to the Affordable Housing fund to be applied to future projects.
During the period from 1995 to 2008, around $3.2 million was collected in Section 94 contributions
for affordable housing. The levy amount has changed with time. Details of changing levies and
approximate number of bed spaces lost are shown in the table below. Again, not all data was
available to complete the analysis.
Table 13.1: Bed Space Loss Over Time & s 94 Contributions Levied
Period
Income
Levy Rate per Bed
space

Equivalent
Bed spaces to Lost
& Levied For (1)

2004-2008

$1,177,300

$13,269.13

89

2001-2003

$796,219

Not known

Not known

1995-2000

$1,192,165

$2,424

492

Source: JSA Calculations, April 2008

(1) This will be an over estimate as the levy has not been adjusted for changes in CPI.
More information is available from Section 94 plans. The 1995 plan shows 918 low cost bed spaces
lost between 1984-85 and 1994-95.139 Between 1998 and 2003, a further 304 low cost bed spaces
were lost.140

13.2.

Costs of Housing Provision and Maintenance

The most significant cost of providing affordable housing is the holding cost, represented by the
capital tied up in the property. Current property valuations have not been provided so it is not
possible to determine how effectively capital is being used in the provision of affordable housing.
As an example, if a property was valued at $1.0 million and provided one bed space, and another
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property was valued at $200,000 and provided one bed space, than on a simple assessment,
efficiency in provision of housing would be maximised by selling the $1.0 million property and
buying five $200,000 properties.
A simple assessment of maintenance costs has been made using 2.5% of valuation as a measure
of an appropriate annual expenditure on maintenance. This value was based on tax office effective
lives for building type construction of 40 years. The approach is simplistic, as for older buildings
maintenance costs may be high but this may be offset by maintenance money not spent in
previous years. Similarly, a new building would have lower maintenance costs.
Two types of costs are identified. The first is characterised as maintenance costs. No detail was
available so the budget of $70,000 has been distributed evenly across 15 properties giving $4,666
per property. The other is characterised as capital costs but these should be more correctly
characterised as cyclical or programmed maintenance costs as they are generally for replacement
of existing life expired components rather than for new works.
Properties with apparent higher than benchmark maintenance costs include 34 Boyle Street, 215
Chandos Street, 287 Miller Street, 23 Nicholson Street and the Oak Street properties. However,
there is nothing to suggest buildings with a significant maintenance backlog or at the end of their
economic life.
The table below shows a summary of Council owned affordable housing with a summary of costs
where data is available.
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85 Kirribilli Ave

Trust)

(Retirement

4 Clarke Rd

St

2 (1)

100%

100%

100%

33%

3/140 Falcon St

55 Huntington

100%

100%

100%

41%

100%

0%

44%

24%

NSC%

67 Euroka St

$ per
Household

100%

3 (1)

11 (11)

5 (2)

5 (5)

Valuation

$ per
bed
space

30 Euroka St

Cunningham St

2-24

19 Clifton St

(Phoenix House)

215 Chandos St

34 Boyle St

17 Ben Boyd Rd

(Taldumande)

Rd

124 Ben Boyd

429D Alfred St

Property

Bed spaces
(Households)

Table 13.2: Costs of Affordable Housing
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$376

$943

$236

$315

$330

$1,133

$315

$236

$1,580

$1,006

$786

$1,257

Insurance
costs

$4,666

$4,666

$5,000

$4,666

$4,666

$0

$4,666

Maintenance
Costs

$29,000 ($2,900)

$54,000 ($5,400)

($24,144)

$241,442

$83,190 ($8,319)

$92,000 ($9,200)

Capital Works
Over Ten years
(Annual cost)

$5,975

$14,988

$3,750

$5,000

$5,255

$18,000

$5,000

$3,750

$25,108

$15,993

$12,500

$19,983

2.5% of
insured
value

$8,509

$10,636

$30,390

$13,991

$15,123
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Total Annual
Costs

4 (4)

1 (1)

2 Tucker St

250 West St
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Source: NSC Documents

Total

100%

5 (6?)

3-5 Sophia St

100%

26%

100%

100%

25 Queens Ave

2 (1)

9 Oak St

100%

100%

2 (1)

7 Oak St

100%

100%

23 Queens Ave

2 (1)

3 Oak St

St

7-17 Nicholson

4 (1)

23 Nicholson St

100%

14%

5 (5)

51%

NSC%

287 Miller St

$ per
Household

100%

8 (4)

Valuation

$ per
bed
space

40 McDougall St

12 Lytton St

Property

Bed spaces
(Households)
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$1,508

$1,721

$315

$646

$252

$259

$252

$4,718

$730

$629

$1,133

$1,508

Insurance
costs

$4,666

$4,666

$4,666

$4,666

$4,666

$4,666

$4,666

Maintenance
Costs

$23,675 ($2,368)

$76,000 ($7,600)

$93,000 ($9,300)

$44,600 ($4,460)

$42,000 ($4,200)

$43,850 ($4,385)

$60,520 ($6,052)

$78,000 ($7,800)

$68,560 ($6,856)

$88,750 ($8,875)

Capital Works
Over Ten years
(Annual cost)

$13,774

$15,687

$9,772

$10,970

$13,196

$12,151

$15,049

Total Annual
Costs
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$23,975

$27,350

$5,000

$10,275

$4,000

$4,120

$4,000

$75,000

$10,000

$9,991

$18,000

$23,975

2.5% of
insured
value

END NOTES

End Notes

1

NSC (2006) North Sydney Section 94 Contributions Plan, July.

2

Ibid, p85. “Affordable housing provided as material public benefit should be replaced at
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