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EXECUTIVE SUMMARY
Project Purpose
The purpose of the project is to:


Investigate and assess a range of options and resourcing
scenarios through which Mornington Peninsula Shire Council may
be able to provide assistance to local persons in housing need;
and

 Within the range of options, to examine the feasibility of the
Mornington Peninsula Shire Council establishing an Equity Land
Trust for the Mornington Peninsula.

Housing Assistance Context
Population growth and broader shifts in the housing market have
placed upward pressure on housing prices in metropolitan
Melbourne and the Mornington Peninsula. On the Mornington
Peninsula, a limited number of lettings are deemed to be affordable
with the greatest shortage of affordable lettings being in the one
bedroom category. For households on welfare benefits or other low
incomes, there are few, if any, affordable dwellings available.
Affordable housing is defined as housing that meets the needs of low
to moderate income households. It is primarily defined in terms of
price but also in terms of location and dwelling type. The general
price threshold deemed affordable is housing that costs less than 30
percent of gross household income.
There are approximately 1,000 social housing dwellings in the
municipality (as at 2016), a waiting list of 1,905 social housing
applicants across the Frankston/Mornington Peninsula area (872 of
them qualifying for priority access) and potentially 1,625 Mornington
Peninsula households at risk of requiring housing assistance in the
future (by being low income private renters).
The available data suggests that a fair provision of new social or
affordable dwellings in the municipality over a 10 year period could
between 300 and 800 dwellings (rounded). This is based on 300
dwellings maintaining the Shire’s existing share of social housing
stock to 2026. Provision of an additional 800 dwellings would meet
the social housing target that is considered justified by the strategy
produced by Infrastructure Victoria.

Ref: M17038
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Policy Context
The housing assistance sector includes social housing, rental
assistance payments and subsidised housing models. State and
Commonwealth Governments are the primary delivery agencies for
housing assistance with housing associations and providers being
increasingly active in the sector. Local Government also plays a role
as facilitator and, in some limited cases, housing assistance delivery
agency although this is not a mandated function.
State Government in 2017 released its Homes for Victorians strategy,
which seeks to increase the supply of social and affordable housing
options for Victorians. Additional funding has been allocated to the
sector including support for innovative housing models in partnership
with other organisations.
Mornington Peninsula Shire has provided long-standing policy
support for social and affordable housing, including via the Triple A
Housing Policy and the Social and Affordable Housing Policy. It
recognises that the Federal and State governments have primary
responsibility for ensuring people can access affordable and
appropriate housing.
Despite this, Council policy recognises that local government can also
play a role in delivering housing assistance in partnership with local
communities, other agencies and other levels of government. To this
end, Council currently contributes five properties for social housing
purposes building on a legacy of past local government contributions
to assist vulnerable households.
Council policy calls for investigating and facilitating a range of
housing options but it is silent about the level of resources for this
task. This report is part of the investigations which are called for in
the policy and should help to guide future Council decisions.

Benefits of Action
The societal benefits of providing additional housing assistance to
alleviate homelessness have been demonstrated by research but
without any definitive quantification of costs and benefits that accrue
to local government.
Action to provide housing assistance would however address risks
including:


Ref: M17038
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The risk of reputational damage to the Mornington Peninsula
Shire;



Risks to general amenity, business and the tourist economy; and



Broader social risks and social service costs to society (eg. health
and police costs).

Housing assistance support can be multi-pronged, and addressed via:


Provision of social housing rental units – for people at risk of
displacement or homelessness;



Provision of below market price housing units for people not
eligible for social housing but unable to afford market rents or
purchase options; and



Provision of housing diversity and mix – to facilitate a range of
price points and dwelling options in the private housing market.

Council Policy Options
For the purpose of this report, the following scenarios have been
identified for evaluation.
1. Base Scenario (Existing Contribution): Mornington Peninsula
Shire Council currently provides direct social housing assistance
via allocation of five properties to housing providers. These
properties provide a potential capacity for approximately 28
persons, at any one time;
2. Make Better Use of Existing Contribution;
3. Facilitate Denser Housing Provision via Planning Scheme
Amendments;
4. Sell Land to Housing Provider (with or without discount);
5. Lease Land to a Housing Provider (with discount);
6. Land Gift to Housing Provider;
7. Cash Contribution to a Housing Provider;
8. Support the Establishment of a Land Trust by Others; and
9. Establish a Land Trust.

Securing Housing Contributions for Local Benefit
The issue of securing social and / or affordable housing assistance (as
provided by Council) on the Mornington Peninsula for local benefit is
bound by Council’s powers to deal with land generally and act as
entrepreneur.

Ref: M17038
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Council can sell land, lease land for 50 years (potentially extendable
upon Ministerial approval) or transfer land under certain conditions
in accordance with its municipal functions and primary objective to
achieve the best outcomes for the local community.
Selling land outright for a housing assistance purpose may be the
least attractive way of achieving security of provision because
without encumbrances on title, which may have limited scope,
security would not be guaranteed and encumbrances may limit
housing provider interest in the option. Despite this, this option is
low risk on an ongoing basis.
Leasing land for a housing assistance purpose is notionally a more
attractive way than selling it because leases can include conditions
that direct how land is to be used by the leaseholder. The value of a
lease for the provision of housing will depend on the lease period and
the capacity of the leaseholder to attract finance, which in turn
reflects the free cash flow of the provider. This option is low to
medium risk on an ongoing basis.
Another way of obtaining perpetuity of purpose and benefit is via use
of the ‘trust and partnership’ model. Under this option Council
would create or participate in a Housing Trust, specifying that all of
the assets within the Trust are to be used exclusively for the purposes
of providing social and affordable housing to ‘residents’ of the
Council’s municipal estate. This model would however generate
significant financial and legal risks which may differ according to the
details of the model.

Equity Land Trust Feasibility Analysis
A conceptual financial assessment of an equity land trust model for
affordable housing provision has been generated for high-level
testing purposes. The analysis suggests that such a model can be
viable and self-sustaining if:


Land is donated (or cash for purchase of land is donated); and



The income generated from sales and resales and administration
fees covers ongoing administration, insurance and maintenance
costs.

Moreover, from the perspective of participants, the trust model
could deliver far superior affordable housing outcomes for low
income households compared to private rental and purchase options
that are currently available in the municipality.

Ref: M17038
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However, there are significant financial, legal and operational risks
and uncertainties with the land trust model, particularly given there
are no operating examples currently in Victoria.

Recommendations
Priority housing assistance options for Council consideration are
those options that present relatively low risk to Council, are
implementable and can deliver housing assistance in a relatively cost
effective way.
They would all supplement Council’s other existing policy actions that
include advocacy to improve the housing system and general support
and facilitation of housing assistance initiatives by other
organisations.
The priority options are:


Option 1 - Base Scenario (Existing Contribution);



Option 2 - Making Better Use of Existing Contribution;



Option 3 - Facilitate Denser Housing Provision via Planning
Scheme Amendments;



Option 4 - Sell Land to Housing Provider (with or without
discount);



Option 5 – Lease Land to Housing Provider (with discount);



Option 6 - Land Gift to Housing Provider; and



Option 7 - Cash Contribution to a Housing Provider.

In terms of Option 4 versus Option 5, Option 4 may be easier to
achieve because housing providers generally prefer to own land (to
fully control the asset and use it for finance security). Option 5
however provides more security of the housing assistance being
retained in the municipality.
Council should undertake a multi-faceted and ongoing program to
support appropriate social and affordable housing models to
establish in the municipality.
The land trust options have a greater degree of complexity and risk,
particularly if Council is to be an active participant in the land trust.
Should Council elect to explore a land trust option, it is
recommended that Council wait for an operating example or pilot
scheme to establish in Victoria and related information to become
available before such a model is seriously entertained.

Ref: M17038
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An overview of the nine options considered in this report is shown below.
Summary of Housing Assistance Options

Option 1 - Base Scenario
(Existing Contribution)
Option 2 - Making Better Use
of Existing Contribution

Housing Sector

Relative Ease of
Delivery

Financial Exposure
/ Risk

Person Accommodated and Cost or
Income

Comments

Easy

Ongoing
Resource or
Legal Risk to
Council
Low

Social Housing

Low

28 persons @ $144,000 per person

Benchmark scenario

Social Housing

Easy

Low

Medium

Scenario of 56 persons @ $72,000 per
person if Housing Provider redevelops
sites or $107,000 per person if Council
pays for redevelopment (at $2m).

Encourage Housing Provider to
redevelop sites over time.

Additional funds
could be zero or up
to a selected figure.

Consider making a financial
contribution to redevelopment.

Option 3 - Facilitate Denser
Housing Provision via Planning
Scheme Amendments
Option 4 - Sell Land to Housing
Provider (with or without
discount)

Social Housing and /
or Land Trust Housing

Limited
opportunities

None

Low

Variable, depends on project.

Pursue this option if the
opportunity arises.

Social Housing and /
or Land Trust Housing

Easy

Low

Low

Variable, depends on project.

Option 5 – Lease Land to
Housing Provider (with
discount)

Social Housing and /
or Land Trust Housing

Low

Income will reflect value of site or
agreed sale value.
Variable, depends on project.

Consider if suitable land
becomes available for
divestment.

Option 6 - Land Gift to Housing
Provider

Social Housing and /
or Land Trust Housing

Option 7 - Cash Contribution to
a Housing Provider

Social Housing and /
or Land Trust Housing

Relatively Easy
(purchase is
generally
preferred)
Very Easy

Very Easy

Low

Income assumed to be negligible.
Low

Low

Low

Variable, depends on project.

Low

The cost is opportunity cost of the
land.
Variable, depends on project.

Consider if suitable land
becomes available for long term
lease.
Consider if suitable land
becomes available.

Consider if a suitable proposal is
proposed by a housing provider.

Contribution may be around $70,000
to $150,000 per person
accommodated.

Ref: M17038
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Housing Sector

Relative Ease of
Delivery

Option 8 - Support the
Establishment of a Land Trust
by Others

Land Trust Housing

Difficult

Option 9 - Establish a Land
Trust

Land Trust Housing

Very Difficult

Ongoing
Resource or
Legal Risk to
Council
Low

High

Financial Exposure
/ Risk

Person Accommodated and Cost or
Income

Comments

Low

Variable, depends on project.

Pursue this option if the
opportunity arises.

High

This is a low cost and low risk
approach to support the
establishment of a local land trust
Variable, depends on project.

Other options offer lower risk
and a similar return of housing.

Contribution may be around $100,000
per person accommodated.

Ref: M17038
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1

INTRODUCTION
Project Context
Housing policy has become a major policy issue at all levels of
government in recent years. The property market has boomed in
terms of price growth over the past three years in many Australian
cities including Melbourne. The market context has placed financial
pressure on many households that are in the housing market and
made it difficult for others to access appropriate or secure housing
altogether. Increasing homelessness, insecurity of tenure, living in
unsuitable housing, working long hours to pay for housing, increasing
cost of living and car dependency, and travelling long distances to
work are some of the housing related policy challenges facing
governments.
A range of policy initiatives are being implemented and proposed to
respond to such challenges. These include:


Housing affordability policy, which is aimed at providing housing
at ‘affordable prices’ to the general housing market (which is
typically defined as housing that costs less than 30 percent of
gross household income); and



Social housing policy, which is aimed at providing housing
assistance for households that are not able to secure appropriate
housing within the private property market and thus require
some form of support or assistance to access housing.

Most social housing assistance is provided in the form of social
housing provided and managed by the state or housing associations
and via rental subsidy payments for private rental housing (i.e.
Commonwealth Rental Assistance). The assistance that is provided
does not necessarily meet all needs or specific local needs. For
example, candidates may have some capacity to support a mortgage
(and therefore are not eligible for social assistance) but have
insufficient income, now or in the near future, to maintain a
mortgage at market rates. For this reason, local governments across
Australia are becoming increasingly active in housing policy and
advocacy to seek improved housing assistance outcomes.
Mornington Peninsula Shire Council has adopted a range of housing
and social policies that seek to support provision of appropriate
housing for all segments of the population. In this context, Council
seeks to explore whether it should have any further specific role in

Ref: M17038
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delivering or supporting housing assistance and if so what form that
should take.

Project Purpose
The purpose of the project, as stated in the project brief, is as
follows.
“The goal of the project is to investigate and assess a range of options
and resourcing scenarios, through which Council may be able to
provide assistance to local persons in housing need; and to examine
the feasibility of the Mornington Peninsula Shire Council establishing
an Equity Land Trust for the Mornington Peninsula, having regard to
the relative potential costs and benefits of such a Trust compared
with other options available.”
The specific objectives of the project, as stated in the project brief
are shown below.
Table 1 - Project Objectives
Objectives
1. To determine which segments of the housing market (e.g. rough sleepers,
younger people, older people, young families, people with disabilities or low to
moderate income earners) would be best targeted for maximum social and
economic return to Council.
2. To identify and evaluate different scenarios for Council housing assistance
possibly including, but not limited to the following, under a range of resourcing
scenarios:
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a. Base Scenario - Base scenario being current Council housing assistance
through the provision of 5 properties and nomination rights for elderly persons
units.



b. ELT Scenario - Establishment of an Equity Land Trust. (This alternative must
be included.)



c. Land only scenario - A scheme for the acquisition and allocation of Council
owned land to a Housing Association or Housing Provider for the construction,
management, maintenance and upgrade of social housing, at no further cost to
Council. May include a requirement that any disposal of Council land to a third
party is subject to the third party contracting with a Housing Association or
Provider for the provision of that social housing as a component of a larger
development. Land would be retained in Council ownership.



d. Surplus land scenario - A scheme for disposal of any suitable surplus land to
the best bidder of any Housing Association or Housing Provider for the
construction and management of social housing.



e. Cash grant scenario - A grant scheme for contributions to social housing
projects that is resourced through an annual allocation plus income from any
developer financial contributions, or alternatively, a sum that is equivalent to a
set proportion of the income from any surplus land sales (e.g. 15% to 25%).
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Objectives


f. Housing trust scenario – Similar to a Land only scenario but the land would
be held in a Trust rather than Council direct ownership.
3. For each of the non-base scenarios to identify any critical level of resourcing or
other parameter, including those indicated in The Australian Community Land
Trust Manual (e.g. required social housing unit yield, size of cash grant required to
attract a social housing development on the Peninsula,) that must be provided to
ensure its feasibility.

Land Trust Definition
For the purpose of this report, a ‘land trust’ is defined as a legal
entity that holds ownership of land for the purpose of using that land
for the delivery of affordable housing, either by the land trust or by
other parties. Affordability is achieved via the land trust providing
the land at no cost or at below market cost, and thus a subsidy is
delivered via the land component.
There are numerous variations of such a model including those called
Community Land Trust and Equity Land Trust. For the purpose of this
report, the land trust concept is defined broadly.

Equity Land Trust
An Equity Land Trust (ELT) is a program whereby Council or other
land is made available for the construction of housing by a
mechanism as described below (based on 'Equity Land Trusts' by Dr
Andrea Sharam Swinburne Institute for Social Research October
2015):
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Target Households - The model is design to meet the needs of
households that are not able to qualify for social housing and are
not able to purchase a home and have difficulty in accessing
private rental housing in locations that experience price growth
and growing demand. The household has some capacity to
purchase a subsidised home from savings or can obtain a modest
mortgage (with support from a guarantor).



General Structure - An ELT is a not for profit charity that
develops, manages and sells property (including re-sales) to
eligible households via leasehold purchase as defined by Trust
charter and law. Long terms leases - or in concept lifetime title is sold to eligible households at a below market rate (being at
least a discount of 25% below market). The price can be set by a
formula which can vary from household to household based on
their capacity to pay. The payment of the household may cover
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the cost of construction but not the cost of the land, which is
donated by a Trust member or another party. The land could
also be leased by the Trust under a long term ground lease for a
nominal rental.

Report Structure
This report is structured as follows:

Ref: M17038



Section 2 - Housing Assistance Context - This section provides
information for housing need in Mornington Peninsula Shire from
a demand or need perspective;



Section 3 - Policy Context - This section summarises housing
assistance policy and programs of Commonwealth and State
Governments with a view to better understand the potential role
of Mornington Peninsula Shire in the sector;



Section 4 – Benefits of Action - This section provides an overview
of the social and economic benefits of providing housing
assistance and the potential costs of inaction;



Section 5 - Council Policy Options - This section defines the
options through which Council can provide assistance to those in
housing need, including the land trust model and other models
identified in the project scope;



Section 6 - Securing Housing Support for Local Benefit - This
section provides a preliminary legal opinion on how to secure
social and / or affordable housing assistance (as provided by
Council) on the Mornington Peninsula for local benefit;



Section 7 - Governance Evaluation of Options - This section
evaluates the potential options for Council to provide housing
assistance from a governance perspective;



Section 8 - Financial Evaluation of Options – This section
evaluates the potential options for Council to provide housing
assistance from a financial perspective;



Section 9 - Land Trust Feasibility Analysis - This section of the
report provides a land trust specific financial evaluation. The
section also considers the impact of a land trust from the
perspective of participating households; and



Section 9 - Findings and Recommendations - This section
summarises the findings of the report and provides
recommendations with respect to Council’s potential role in
housing assistance.
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2

HOUSING ASSISTANCE CONTEXT
Introduction
This section defines and provides measures for housing need in
Mornington Peninsula Shire from a demand or need perspective.
This section provides a range of different data sources and insights to
assess the question of housing assistance need.

Housing Context in Mornington Peninsula Shire
The population of Mornington Peninsula Shire has increased at an
annual average growth rate of 1.2% since 2005. Population growth
has placed pressure on housing supply and housing costs. This has
occurred in a broader context of rising property prices across eastern
Australia and in metropolitan Melbourne.
Median house and unit prices in Mornington Peninsula compared to
metropolitan Melbourne are shown in Figure 1 below.
Figure 1 - Median Residential Prices, 2000–2016

Source: DTPLI, Guide to Property Values 2016

Median prices for houses across Mornington Peninsula have
increased at a rate of 3.4% annually over the period 2011-2015. Flats
and units have seen prices grow more rapidly in the LGA than in the
metropolitan area every year since 2011. It is typically these
properties that are sought after by people that seek lower cost
accommodation.

Ref: M17038
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Resident incomes in Mornington Peninsula are relatively low. Figure
2 shows that the proportion of Mornington Peninsula residents in the
higher income brackets (i.e. a weekly income over $1,500) is
noticeably less than that recorded across metropolitan Melbourne.
Figure 2 - Resident Income - Persons Aged 15+, 2016

Source: ABS Census of Population and Housing 2016

People earning low to moderate incomes are increasingly unlikely to
be able to access affordable housing.
In Mornington Peninsula as a whole, only 7.6% of lettings were
deemed to be affordable in the 2017 DHS Rental Report1, with the
greatest shortage of affordable lettings being in the one bedroom
category – with no one bedroom dwellings in Mornington Peninsula
currently classified as affordable. The affordability benchmark used
is that no more than 30 per cent of gross income is spent on rent.
Furthermore, Mornington Peninsula saw median rents increase by
4.1% over the 12 months to September 2017, thereby further
increasing rental affordability pressures.
Residential rental vacancy rates across the metropolitan region fell to
their lowest level since March 2011. The decline in residential
vacancy rates has been accompanied by an ongoing decline in rental
affordability across Mornington Peninsula – as shown in Figure 3
below.

1

DHS Rental Report Statistics September 2017

Ref: M17038
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Figure 3 - Declining Rental Affordability in Mornington Peninsula, 20002017

Source: DHS Rental Report Statistics September 2017

Demand for affordable housing is likely to continue to exceed supply.
Continued upwards pressure on rents and house prices leads to a
corresponding decline in the number of affordable properties, even
in areas where there has been an increase in supply of property,
including rental properties.
The common definition of ''mortgage stress'' is if households spend
more than 30 per cent of their pre-tax income on home loan
repayments. Table 2 indicates Mornington Peninsula Shire
households with a home loan needed 34% of their income to make
repayments and this share has increased over the past three years.
Table 2 - Mortgage Repayments on Houses as a Percentage of Income,
2006-2011
Year
2006
2007
2008
2009
2010
2011

Mornington Peninsula LGA
28%
31%
34%
26%
32%
34%

Greater Melbourne
29%
31%
33%
26%
33%
33%

Source: Housing In Victoria, Swinburne Institute for Social Research

Figure 4 provides an indicator of the likely locations where people are
having difficulties meeting their mortgage commitments. The map
indicates that the suburbs of Capel Sound, Tootgarook and Rosebud
have a higher concentration of households in the lowest 40% of
incomes who are paying more than 30% of their usual gross weekly
income on home loan repayments.

Ref: M17038
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Figure 4 - Mortgage Stress, Mornington Peninsula Shire, 2016
% of total households
with a mortgage

Source: ABS Census of Population and Housing, 2016 (Enumerated data). Compiled and
presented in atlas.id (id consulting)

Rent Assistance is a non-taxable income supplement payable to
eligible people who rent in the private or community housing rental
markets. A higher share of renters in Mornington Peninsula Shire is
reliant on the Commonwealth Rent Assistance supplement when
compared with the broader metropolitan area.
Table 3 - Rent Assistance Recipients, 2008-2012
Mornington Peninsula Shire
Number of rent
assistance recipients
Ratio of rent assistance
recipients to private
rental dwellings
Metropolitan Melbourne
Number of rent
assistance recipients
Ratio of rent assistance
recipients to private
rental dwellings

2008

2010

2012

6,775

7,426

7,494

1 recipient per
1.50 dwellings

1 recipient per
1.37 dwellings

1 recipient per
1.36 dwellings

152,785

162,205

183,130

1 recipient per
2.31 dwellings

1 recipient per
2.18 dwellings

1 recipient per
1.93 dwellings

Source: Housing In Victoria, Swinburne Institute for Social Research

Table 4 indicates that there is an over-representation of rental
assistance recipients in Mornington Peninsula Shire in the following
household types:
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Single with 1 to 2 children (21% compared with 15% for
metropolitan Melbourne);



Couple no children (10% compared with 8% for metropolitan
Melbourne); and
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Single with 3 or more children (3.5% compared with 2.6% for
metropolitan Melbourne).

Just over half (52%) of rental assistance recipients in Mornington
Peninsula Shire are classified as Single No Children.
Indicatively, Table 4 provides a broad estimate of the household
types who are likely to be driving the need for affordable housing in
Mornington Peninsula Shire.
Table 4 - Rent Assistance by Household Type, Mornington Peninsula Shire,
2012
Household type
Single no children
Couple no
children
Single with 1 to 2
children
Single with 3 or
more children
Couple with 1 to 2
children
Couple with 3 or
more children
Total

Number of RA
% RA
recipients
recipients
Mornington Peninsula Shire
3,889
51.9%

Number of RA
% RA
recipients
recipients
Metropolitan Melbourne
105,871
57.9%

783

10.4%

14,377

7.9%

1,573

21.0%

27,811

15.2%

261

3.5%

4,805

2.6%

720

9.6%

22,190

12.1%

268

3.6%

7,890

4.3%

7,494

100.0%

182,944

100.0%

Source: Housing In Victoria, Swinburne Institute for Social Research

In 2011, approximately 2% of the total occupied housing stock in
Mornington Peninsula Shire was classified as dwellings being rented
by a resident of the household, where the landlord type is a State or
Territory housing authority. By 2016, this had fallen to less than 1%
of occupied stock. In comparison, the 2011 average for metropolitan
Melbourne of 2.3% fell to just under 2% by 2016. The equivalent
figure for social housing in the 2006 Census was 1.9% of total
occupied housing stock in Mornington Peninsula Shire, and 2.5% in
metropolitan Melbourne.
Areas in Mornington Peninsula Shire which have significant stock of
social housing are shown in Figure 5 and include HMAS Cerberus
(4.8%), Hastings (6.8%), Mornington (3.5%) and Rosebud (2.7%).
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Figure 5 - Households Renting Social Housing, Mornington Peninsula Shire,
2016
total
%%
of of
total
households
households with a
mortgage

Source: ABS Census of Population and Housing, 2016 (Enumerated data). Compiled and
presented in atlas.id (id consulting)

Available data on homelessness and rough sleepers is limited.
Various definitions of homelessness often include rough sleepers and
people forced to reside in temporary accommodation as the primary
residence.
The ABS provides a definition of homelessness which is informed by
an understanding of homelessness as homelessness, not
rooflessness. When a person does not have suitable accommodation
alternatives they are considered homeless if their current living
arrangement:


Is in a dwelling that is inadequate; or



Has no tenure, or if their initial tenure is short and not
extendable; or



Does not allow them to have control of, and access to space for
social relations.

A family homelessness survey was conducted by Mornington
Peninsula Shire Council in December 2016 covering 62 families of the
145 families that were then in the Shire’s enhanced Maternal and
Child Health Program and 11 (17.7%) were found to be homeless
according the ABS definition of homelessness. This gives an insight
into the extent of homelessness in the Shire for the most vulnerable
households with very young children.
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Housing Assistance Need Metrics
Estimates of social housing requirements over the period 2011 to
2026 have been prepared and shown in Table 5. These estimates are
based on information from the 2011 ABS Census and applied to
Victoria In Future 2016 projections.
On current trends, approximately 310 additional social housing units
will be required in Mornington Peninsula Shire between 2016 and
2026 to maintain the current level of social housing as a proportion
of the total housing stock.
Table 5 - Estimated Social Housing Need, Mornington Peninsula Shire,
2011-2026
Year

Occupied
Dwellings

Share of Rental
Social Housing

2011

61,449

2.0%

Estimated Social
Housing Provision
and Future Need
1,230

2016

65,159

2.1%

1,370

2021

68,953

2.2%

1,520

2026

72,909

2.3%

1,680

Change 2016-2026

+310

Source: Victoria In Future 2016, DELWP; ABS Census of Population and Housing, 2011; HillPDA

2016 Census Tenure by Income Insights
According to 2016 Census information, approximately 880
households are rented from a State or territory housing authority and
a further 122 dwellings are rented from a housing co-operative,
community or church group in the Shire.
Around 57% of the households renting from a State or territory
housing authority have a weekly household income below $650 per
week ($33,800 per annum), while 46% of households renting from a
Housing co-operative, community or church group are below this
income threshold.
Approximately 1,625 dwellings in Mornington Peninsula Shire are
privately rented by occupants with a median household income
below $650 per week ($33,800 per annum), and these household
groups are at risk of requiring housing assistance in the future. This
counts private rentals through a real estate agent and does not
include social housing or housing co-operative rentals.

Current Provision of Housing Support
The social housing stock includes properties owned and/or managed
by the Director of Housing, housing providers, housing associations
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and housing co-operatives. These include Community Housing
(Victoria) Ltd, Women’s Housing Limited, Aboriginal Housing Victoria,
WAYSS, Common Equity Housing Limited and Launch Housing.
The range of social housing stock type includes:


Detached dwellings



Purpose built units for disabled persons.



Transitional housing managed by WAYSS;



Emergency housing provision - for at least 12 young people at a
site in Mount Martha leased from the Shire to Fusion; and



159 elderly persons units over 12 sites across the municipality
donated by local government to the State, including at
Mornington - 96 units, Hastings - 33 units, and Rosebud - 30
units.



Habitat for humanity dwellings at Mornington, Rosebud and Crib
Point



A 45 bed rooming house at Mount Martha managed by Women’s
Housing Limited.

In addition to the above, there are also five other privately-run
rooming houses and three Supported Residential Services but these
are not mandated to provide affordable accommodation despite
often being occupied by persons with limited incomes.

Infrastructure Victoria 30 Year Strategy
Infrastructure Victoria's 30-year Infrastructure Strategy (December
2016) identifies a need for affordable housing for low income
households in Victoria, and recognises the provision of such housing
is already extremely limited. The expectation in the strategy is that
the shortfall in provision is likely to worsen as the cost of private
sector housing increases in line with population growth.
The strategy identifies that current provision is not meeting current
affordable housing needs let alone the expected future requirements
and recommends a target provision of approximately 30,000 new
affordable dwellings over a ten year period would be an appropriate
infrastructure response in Victoria – albeit with the
acknowledgement that meeting this target will not satisfy the
expected demand for affordable dwellings in the state.
A simple ratio extrapolation of this nominal target suggests that
Mornington Peninsula’s share of the 30,000 new dwellings at 2026
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would be approximately 770 dwellings (at 2026 according to Victoria
in Future).
The State Government’s response to Infrastructure Victoria’s
Strategy, the Victorian Infrastructure Plan has not specifically
adopted the nominal target but has devoted significant resources to
its achievement. However it is noted the State appears to be
targeting the supply of new social housing in priority areas. So far,
these priority areas appear to have focussed on areas outside the
Mornington Peninsula.

Victorian Housing Register 2017
The Victorian Housing Register by local area shows how many people
are currently waiting to move into social housing by area.
According to the Victorian Housing Register, 872 applicants have
qualified for Priority Access to social housing in the Bayside-Peninsula
(Frankston) area. Priority Access is eligible for applicants who can
demonstrate an urgent need for social housing due to reasons
relating to violence, health, inappropriate household sizes for the
occupants, currently residing in emergency, crisis or transitional
housing, or an applicant is staying with someone temporarily while
they look for a home.
Table 6 - Total Number of Social Housing Applicants on the Victorian
Housing Register, September 2017
Area (office)

Priority
Access

Register of
Interest

Total

872

1,033

1,905

South Division Total

5,174

5,863

11,037

Statewide Total

16,765

18,952

35,717

Bayside-Peninsula (Frankston)

Source: www.housing.vic.gov.au/public-housing-waiting-list (accessed 8 November 2017)

Profile of Need on the Mornington Peninsula
Low income single persons, including older persons, have been the
largest component of the community needing affordable housing
over the last 30 years, comprising approximately 80 per cent of local
demand for community housing. This demand will continue to
dominate local housing need in the next 10 years as the average
household size continues to decrease and the population profile
continues to age.

Homelessness
Available data on homelessness and rough sleepers is limited.
Various definitions of homelessness often include rough sleepers and
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people forced to reside in temporary accommodation as the primary
residence.
The ABS provides a definition of homelessness which is informed by
an understanding of homelessness as homelessness, not
rooflessness. When a person does not have suitable accommodation
alternatives they are considered homeless if their current living
arrangement:


Is in a dwelling that is inadequate; or



Has no tenure, or if their initial tenure is short and not
extendable; or



Does not allow them to have control of, and access to space for
social relations.

Despite this definition, the ABS census does not include a direct
question that measures homelessness and allows estimates of need
to be derived.
The main organisation, but not the only organisation, providing
specialist homelessness services on the Mornington Peninsula is
Salvo Care Eastern. Salvo Care Eastern Homelessness & Support
Services for June 2016-17 recorded 1,934 cases, including:


83.1% from Shire residents



63.4% from residents in the area from Rosebud to Rye



22% of clients (494) had no tenure or were sleeping rough.



11.3% of clients were under 18 years old and 8.6% were over 65
years old.

The Salvocare Eastern data is based on caseload presentations and
therefore these statistics will count multiple presentations by the
same people if they need more than one episode of assistance during
the year.

Summary
Population growth and broader shifts in the housing market has
placed upward pressure on housing prices in metropolitan
Melbourne and Mornington Peninsula. Mornington Peninsula, a
limited number of lettings are deemed to be affordable with the
greatest shortage of affordable lettings being in the one bedroom
category. For households on Centrelink and low incomes, there are
few affordable dwellings available.
The data on need for housing assistance has been considered with
reference to Census 2011 and 2016 data, the Victorian Housing
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Register data and Victoria’s 30-year infrastructure strategy. These
sources suggest that a target provision for the municipality of new
social or affordable dwellings over a 10 year period could be between
300 (to maintain the Shire’s existing share of social housing stock)
and 800 dwellings (rounded) (to secure a fair geographic proportion
of the social housing target that is considered justified by
Infrastructure Victoria).
It is noted that this target should be promoted by local government
to the State and other social housing providers (i.e. not a target to be
resourced by local government).
The 10 year target of between 300 and 800 social or affordable
housing dwellings for the Mornington Peninsula is in the context of:
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There being approximately 1,000 social housing dwellings in the
municipality (as at 2016);



This target not being expected to fully cover the need for social
and affordable housing on the Mornington Peninsula given that:
o

In September 2017 there was already 1,905 applicants on the
Victorian Housing Register in the Bayside/Peninsula (DHHS
Frankston Office) area; and,

o

There are potentially 1,625 households at risk of requiring
housing assistance in the future (by being low income private
renters).
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3

POLICY CONTEXT
Introduction
This section summarises housing assistance policy and programs of
Commonwealth and State Governments with a view to better
understand the potential role of Mornington Peninsula Shire in the
sector. Mornington Peninsula Shire policy is also summarised.

Housing Assistance Sector
The table below lists the housing assistance sector. Social housing
can be defined to include public housing provided and managed
government and the community housing sector. Other forms of
assistance include rental assistance payments and subsidised housing
models.
Table 7 – Overview of Housing Assistance Sector
Social housing
Public housing
Community housing
Housing associations
Rooming houses
Cooperatives
Specialist housing providers
Aged care
Persons with disabilities
Crisis / emergency accommodation
Rental housing
Rental assistance for private, public or community housing
Subsidised housing
Land trust model
Habitat for Humanity model

Commonwealth Government
The Commonwealth Government’s housing policies and programs
are delivered by Department of Social Services. As at March 2017,
the programs and policies are defined as follows.
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Table 8 – Commonwealth Government Housing Policy
Housing: and Homelessness Policies


National Affordable Housing Agreement - This former Commonwealth State
Housing Agreement provides funding in partnership with State and Territory
Governments for housing assistance to low income households focusing on
social housing, homelessness and Indigenous Australians living in remote areas.
It is noted that the agreement may not be renewed with the Commonwealth
indicating a lack of interest.



Commonwealth Rent Assistance - Rent Assistance is a non-taxable income
supplement payable to eligible low income people who rent in the private,
social or community housing rental markets. The amount of rent assistance
provided to eligible persons depends on their family situation and the rental
they are required to pay.



National Rental Affordability Scheme – This scheme seeks to increase the
supply of new affordable rental dwellings (defined as dwellings at least
20 per cent below market rates) by providing an annual financial incentive to
housing providers for up to ten years. The scheme was taken up by 137
housing providers (i.e. property developers, not-for-profit organisations and
community housing associations). Existing and potential future NRAS tenants
must meet income eligibility criteria. The payment to housing providers is in
the vicinity of $10,000 per dwelling per year as a tax offset or payment. The
Government announced in the 2014 Budget that it will not be proceeding with
Round 5 of the scheme. Existing properties will continue to be operated under
the scheme.



Building Better Regional Cities Programme – As at March 2017, the
Commonwealth has provided grant funding to 16 infrastructure projects in
regional areas aimed at boosting supply of housing.



Housing Affordability Fund – This now committed funding program provided
grant funding for projects that could help unlock housing supply that is delayed
by planning processes or infrastructure issues.



National Partnership Agreement on Homelessness – This is a grant funding
program matched and managed by states and territories to fund homelessness
services focusing on homeless youth and women and children experiencing
domestic and family violence.



Reconnect – This is a program that helps fund community-based services
aimed at helping young people and their families who are homeless or at risk of
homelessness.

The ongoing Commonwealth housing assistance grant funding
programs that may have relevance to the ELT feasibility assessment
are generally managed by the State Government. The stand-alone
program that is relevant and applicable nation-wide is
Commonwealth Rent Assistance.
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State Government
The table below provides a summary of the housing support services
provided or supported via state government. This includes public
housing, community housing and other services.
Table 9 – Summary of Department of Health and Human Services Housing
Programs
State Government Supported Services
Public Housing


Public housing is a form of long-term rental social housing that is managed by
the State Department of Health and Human Services.



The Victorian Housing Register has two lists, Priority Access and Register of
Interest. Priority Access is for: people who are homeless and receiving support;
are escaping or have escaped family violence; have a disability or significant
support needs; or have special housing needs.



Rent will not be more than 25 per cent of total household income.
Community Housing
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Community housing is long term rental housing managed by not-for-profit
organisations for people on low incomes or with special needs. The Victorian
Housing Register applies to this the registered community housing sector.



It is noted that Community Housing Organisations (CHOs) who are registered
are regulated under the Housing Act. Capital funding by the Victorian
Government is linked to a requirement for registration. There is now a
common waiting list for public housing and the Victorian Government require
that CHOs take 75% of tenants from the Priority 1 waiting list. This requirement
has the impact of reducing CHO revenues and hence capacity to service debt,
reducing their ability to borrow to build new housing. Priority 1 tenants tend to
be lower income and higher cost tenants, as rents are linked to income.



The community housing sector is regulated by the State Government. The
sector includes:
–

Housing associations that own properties or manage state-owned
properties. Housing associations are eligible to receive government
funding to build or acquire new properties. Some housing associations
specialise in helping specific groups, like people with a disability, women,
singles and older people. Typically rent will be about 25 to 30 per cent of
gross income.

–

Rooming houses are accommodation whereby residents rent a room in
the house and share common facilities. It is noted that, while private
rooming houses tend to predominantly accommodate single people, they
also expand into providing accommodation for other household types
such as many women with children. The sector comprises the registered
sector and illegal rooming houses.

–

Cooperatives are independent entities controlled by their members.
Rental housing co-operatives are governed by voluntary tenant members
with support from professional staff. The principles of a cooperative
include: tenants must be willing and able to participate in the running of
the cooperative; management of the housing is run democratically; and
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State Government Supported Services
members contribute fairly to the running of the housing.
–

Specialist housing providers focus on particular groups, like the aged,
homeless youth or people with disabilities.

Other Services


Other services that are available include:
–

Supported Residential Services (SRS), which provide accommodation
support for people who need help.

–

Movable units can be used to provide housing in the backyard.

–

Crisis and emergency accommodation provides short-term housing
managed by not-for-profit organisations.

Homes for Victorians
In 2017 the Victorian Government released its housing strategy,
Homes for Victorians. The strategy is focused on assisting renters
(that are struggling with high rents or living in unsuitable housing)
and first home buyers that have limited opportunity to purchase their
first home. The main policy responses are summarised below.
Table 10 – State Government Housing Policy
Summary of Homes for Victorians
First Home Buyers’ Support


Changes to stamp duty provisions with no stamp duty on homes up to
$600,000 and cuts to stamp duty on homes up to $750,000 for first-time
buyers.



First home owner grant doubled to $20,000 in regional Victoria.
Shared Equity Scheme



New opportunity for first home buyers to co-purchase their home with the
Victorian Government via the HomesVic shared equity scheme. The scheme is
designed to help first home purchasers who are eligible for a bank loan but
need help with a deposit.
Long Term Leases
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Promote stability and affordability for renters via reform of the Residential
Tenancies Act 1997 to facilitate use of use of long-term rental leases.
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Housing Supply and Planning


Introduce a land tax on vacant residential properties to encourage owners to
place properties on the market so as to increase supply.



Better apartment guidelines developed to improve quality and suitability of
apartment accommodation.



Increase the supply of housing through planning reforms aiming for housing
approvals to be able to deliver an average of more than 50,000 new homes a
year. This includes reforms to development approvals in the inner and middle
suburbs, zoning more growth corridor land for development and speeding up
planning approvals for new subdivisions.
Fast Tracking Social Housing Redevelopments



The redevelopment of public housing estates will go through a streamlined
planning approval process and an advisory committee process. This approach
aims to deliver good design, public consultation, and consistent decisionmaking for delivery of social housing projects.
Inclusionary Housing Pilot Program



Introduce an inclusionary housing requirement through a pilot program,
involving the sale of surplus government sites with a requirement that a certain
proportion of social housing is delivered as part of the new development.



The pilot program will deliver up to 100 new social housing homes. The
Victorian Government will be discounting the price of land in turn for a
proportion of social housing in developments. The pipeline of projects will be
identified by Land Use Victoria, Development Victoria and VicTrack.
Inclusionary Housing in Major Developments
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Implement an affordable inclusionary housing requirement as part of both
rezoning and permit applications in major developments. A framework will be
developed including:
–

A legal definition of social and affordable housing to be put into
legislation;

–

Amendment of the Victoria Planning Provisions and State Planning
Provision Framework to provide clear direction;

–

Development of a new voluntary tool to enable affordable housing
agreements; and

–

Development of a new value capture tool to set out how these
arrangements can be structured.

This will make it easier for local governments, the community housing sector
and residential developers to enter into agreements to deliver social and
affordable housing as part of large residential developments.
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Social Housing Growth Fund


A $1 billion Social Housing Growth Fund will deliver additional supply of social
and affordable housing.



The Fund will be provided progressively by the Victorian Government over a
period of four years, reaching $1 billion in the 2019-20 financial year. The Fund
value will be maintained over time, and the investment returns will be used as
the funding stream for programs.



An annual plan for the Fund will be developed by the State Government to
establish priority areas of need across Victoria.



It will support a pipeline of housing development projects on non-Victorian
Government land (private, not for profit and local government), and through a
program of leasing properties from the private market.



The fund will support innovative partnerships between the Victorian
Government and consortia including the community housing, private, not for
profit and local government sectors. Regular competitive funding rounds will
be held offering financial incentives to encourage consortia to develop
innovative proposals to increase housing supply.



Existing residential dwellings will be leased from the private market to provide
subsidised rental for people who need housing assistance but who may not
require intensive long-term housing.
Financial Instruments for Housing Associations



Other initiatives include provision of new financial instruments to help
community housing associations to grow (via $100 million in low-cost loans and
$1 billion in government guarantees).
Homeless Support



Homelessness investment increased to intervene earlier to prevent
homelessness, improve responses to those entering crisis accommodation, and
increase services and support for people in need.

The Social Housing Growth Fund is a key new policy that could be
used by Council to help deliver social and affordable housing
projects. The options that are identified by Council within this report
could be nominated for funding support under the partnerships
model sought by the State Government.
The above policy also foreshadows that inclusionary zoning
mechanisms will be introduced into the Victorian Planning System.
This is a tool that could result in development projects contributing
housing, land or cash for social housing. Such contributions could be
used for affordable and social housing and potentially an ELT model.
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Plan Melbourne Refresh 2017
Plan Melbourne Refresh, the State Government’s metropolitan
strategy as at 2017, looks at the use of surplus Government land to
boost social housing supply and the Plan includes various
mechanisms to support affordable housing.
In addition, the Plan nominates a number of outcomes, directions
and policies and one of these is: ‘Melbourne Provides Housing Choice
in Locations Close to Jobs and Services’.
Within this topic, the following policies are relevant to housing
assistance and affordability.
Table 11 - Selected Housing Directions in Plan Melbourne 2017-2050
Selected Housing Directions
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Direction 2.3 - Increase the supply of social and affordable housing. It is
noted that provision of social and affordable housing supply is an important
component of the city’s liveability and that the planning system cannot address
the provision of social and affordable housing in isolation of other measures,
but it can make an important contribution. The related policies are as follows:



Policy 2.3.1 - Utilise government land to deliver additional social housing.
State Government will increase the supply of housing through identifying
surplus government land that can be developed for new housing including
social and affordable housing. Regeneration of existing public housing estates
will also be explored. Land held by local government and other agencies will
also be important under this policy direction.



Policy 2.3.2 - Streamline decision-making processes for social housing
proposals. A streamlined approval processes for the government and the
community-housing sector will be developed so as to facilitate the supply of
social housing and help lower holding costs and provide greater planning
certainty.



Policy 2.3.3 - Strengthen the role of planning in facilitating and delivering the
supply of social and affordable housing. The planning system will be reformed
to clearly define social and affordable housing, create a clear head of power for
affordable housing contributions via new planning provisions or tools which
may include inclusionary zoning and mechanisms to capture and share value
created through planning controls. New provisions or tools will be developed
in consultation with the community-housing sector, the residentialdevelopment industry and local government.



Policy 2.3.4 - Create ways to capture and share value uplift from rezonings.
State Government will explore developing a new requirement that when land is
rezoned to allow for higher value uses, a proportion of the value uplift may be
contributed to the delivery of social and affordable housing
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Direction 2.4 - Facilitate decision-making processes for housing in the right
locations. This direction concerns the use of clearer and more prescriptive
planning controls (as opposed to more uncertain performance-based controls)
to help facilitate urban development including housing projects.



Policy 2.4.1 - Support streamlined approval processes in defined locations.
Codified approval processes will be developed and implemented for defined
‘change areas’. If a proposal does not meet the set standards for codified
approval, then a ‘normal’ approval process would apply.

Mornington Peninsula Shire
Mornington Peninsula Shire has a range of policies that relate directly
or indirectly to housing; these being:


Mornington Peninsula Planning Scheme (2017);



Municipal Public Health and Wellbeing Plan – Our Health and
Wellbeing 2021;



Triple AAA Housing Policy (2002);



Caravan Park Policy (2004);



Homelessness Policy and Action Plan - Speaking Home Truths
(2008);



Homelessness Policy and Action Plan (2008);



Housing Developments for Older People (2002);



Housing Developments for Older People Good Practice Guide
(2004);



Positive Ageing Strategy 2013-2018 “A Community for all Ages”
(2013);



Mornington Peninsula Localised Planning Statement (2014);



Social and Affordable Housing Action Plan (2011);



Social and Affordable Housing Policy (2011);



Rooming House Policy (2014);



Disability Action Plan 2013 – 2017; and



South East Group of Councils Regional Plan 2015 – 2019.

The policies of most relevance to this project are the Triple A Housing
Policy and the Social and Affordable Housing Policy. Council
recognises that an adequate supply of rental social housing is
considered the best means of achieving a healthy and viable housing
sector and is central to maintaining the diversity of the Mornington
Peninsula population and enhancing the quality of life of all residents.
The key note statement from the Triple A Housing Policy is:

Ref: M17038

Hill PDA Page 34 | 95

Equity Land Trust Feasibility Project

“The Mornington Peninsula Shire believes that both the Federal and
State governments have primary responsibility for ensuring the rights
of people to access affordable and appropriate housing. However,
the Shire recognises that, to give effect to its own stated values local
government, in partnership with local communities, other agencies
and levels of government, can also play a role in enabling the
fulfilment of these rights. The Shire is therefore committed to
facilitating a range of housing options and services in the Mornington
Peninsula that achieves more affordable, appropriate and available
housing outcomes to sustain our diverse communities. Particular
consideration is given to vulnerable households of low income, young
people, older people, people with disabilities, single parent and single
person households, and people of non-English speaking or indigenous
backgrounds.”
The policy calls for exploring a range of opportunities to deliver on its
housing and social policy objectives. Council actions to implement its
housing policy have included:


Advocacy for the Federal and State government to improve the
housing assistance system and seek additional social and
affordable housing;



Discounted leasing arrangements of Council owned land for
emergency youth housing;



Discounted sale of land as a way of partnering with other
organisations undertaking social housing projects; and



Seeking developer contributions for social housing purposes.

Table 12 - Selected Council Housing Policies
Summary of Council Housing Policies
Triple A Policy
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To monitor housing needs and trends on the Peninsula and review relevant
Shire policies on an ongoing basis.



To plan and promote housing in the Shire that: is accessible to a range of
services and facilities; is of a good design, quality and standard; minimises
environmental impact; respects neighbourhood character; complements the
natural environment; is affordable; and increases security of tenure.



To advocate and lobby for more appropriate and affordable housing.



To facilitate the provision of housing information and related services across
the Peninsula.
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Social and Affordable Housing Policy


Council recognises there are other means of attracting affordable housing on
the Mornington Peninsula and will consider offering support to alternative
affordable housing programs which may include:
–

a. Where appropriate, discounted leasing arrangements of Council-owned
land on a long term lease.

–

b. Habitat for Humanity projects.

–

c. Subsidised programs for private rental sector, where Council’s financial
support will be limited to private sector subsidy programs that have a life
span of not less than 25 years).

–

d. Community ownership proposals (such as Community Land Trusts or
Cohousing).

–

e. Support for developments such as Shop Top Accommodation.

–

f. Financial support for infrastructure costs.



A review of the potential to establish and operate a MPS Social and Affordable
Housing Trust will be undertaken.



The Policy also provides an aspirational target to increase the social and
affordable housing sector to a minimum of 3% of the total housing stock by
2021.



In disposing of surplus Council land for social and affordable housing,
consideration will be given to a discount rate of between 15% to 25% of market
value.

Current Housing Assistance – Provision of Properties
Mornington Peninsula Shire owned land used for social housing
purposes is limited to five properties. Four properties (three
bedroom dwellings) were acquired under a previous Local
Government Community Housing Program and are used as social
housing under the management of WAYSS, a registered housing
provider. The Director of Housing also has an interest in the Local
Government Community Housing properties.
The fifth property, contains a heritage building in Mount Martha that
has been converted to provide communal emergency housing for
young people.
Previous Housing Assistance Provision
In addition to current provision of housing units, Mornington
Peninsula Shire (and its predecessor councils) has historically been
active in the housing assistance policy and delivery arena. This has
included some examples of the discounted sale of land to other
organisations for the establishment of social housing and provision of
land for social housing to the State.
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Summary
The housing assistance sector includes social housing, rental
assistance payments and subsidised housing models. State and
Commonwealth Governments are the primary delivery agencies for
housing assistance with housing associations and providers being
increasingly active in the sector. Local Government also plays a role
as facilitator and in some cases housing assistance delivery agency.
State Government in 2017 released its Homes for Victorians strategy,
which seeks to increase the supply of social and affordable housing
options for Victorians. Additional funding has been allocated to the
sector including support for innovative housing models in partnership
with other organisations.
Mornington Peninsula Shire has provided long-standing policy
support for social and affordable housing, including via the Triple A
Housing Policy and the Social and Affordable Housing Policy. It
recognises that the Federal and State governments have primary
responsibility for ensuring people can access affordable and
appropriate housing.
Despite this, Council policy recognises that local government can also
play a role in delivering housing assistance in partnership with local
communities, other agencies and other levels of government. To this
end, Council currently contributes five properties for social housing
purposes building on a legacy of past local government contributions
to assist vulnerable households.
Council policy calls for investigating and facilitating a range of
housing options but it is silent about the level of resources for this
task. This report is part of the investigations which are called for in
the policy and should help to guide future Council decisions.
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4

BENEFITS OF ACTION
Introduction
This section provides an overview of the social and economic benefits
of providing housing assistance and the potential costs of inaction. A
discussion on the potential role of land trusts is also provided.

Implications for Low Income Households
People on low incomes living in rental housing are some of the most
vulnerable people in the community and at highest risk if there is any
tightening of supply or price increases in the private rental market.
Limited security of tenure, combined with relatively high relocation
costs relative to incomes mean that residents experiencing housing
stress and affordability issues are likely to encounter a range of issues
that affect their ability to meet costs. These include:


High levels of levels of debt, often through higher interest
sources of credit as more affordable credit option avenues are
not available to them;



Working long hours to pay for housing;



Difficulty in sustaining employment and consistent access to
community services;



Travelling long distances to work or services, increasing transport
costs;



Living in unsuitable and / or overcrowded housing; and



Going without household essential services such as adequate
food, heating, medication or education.

Housing insecurity is also often an indicator of a range of other
vulnerabilities such as health, age and exposure to domestic violence.

Risks of Unaffordable Housing
Lack of affordable and secure housing generates a number of
personal, social and economic risks to a community. The risks
include:
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Individual risks:
–

Mental and physical health problems due to inability to
participate in social and economic activities and pay for
quality food and services.

–

Homelessness and related risk of increased victimisation,
crime and death.
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–


Social risks:
–



Impact on children can include disrupted development,
education and associated life opportunities.

Rough sleepers can impact on perception of amenity and
safety in locations, especially where clusters of homeless
people camp, and this can negatively impact on visitor
activity.

Economic risks:
–

Increased costs in the health care, welfare support and
justice systems.

–

Businesses that rely on lower income workers such as in
hospitality may not be able to secure enough workers to
support business activity.

–

The specific risks of unaffordable housing to Mornington
Peninsula Shire’s economy relate to reputational damage and
negative impact on businesses and tourism as a result of
rough sleeper clusters or camps being established.

Measuring Benefits of Housing Assistance
In addition to the impact of unaffordable housing provision on an
area’s economy, there are social impacts. Further social economic
impacts of affordable housing issues are summarised by the City of
Ballarat in the 2013 Housing Needs Analysis2:
“People living in precarious housing—housing that is unaffordable, in
poor condition or insecure in tenure - are likely to suffer from worse
health than those in appropriate housing. Precarious housing has
been linked to heightened emotional and physical stress, mental
health issues, domestic violence and drug and alcohol use. In the long
term, precarious housing can lead to intergenerational disadvantage,
entrenched social disadvantage and social exclusion.”
The Women’s Property Initiative provided further evidence of the
social impacts of investing in housing for vulnerable groups. The
analysis found that for every dollar invested in housing initiatives,
$11.07 of social value was created3.

2

City of Ballarat 2013, p.7
Young (2016) Visible Changes Social Return on Investment Evaluation of Women’s Property Initiatives - Summary
Report
3
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The value created through the provision of housing initiatives was
deemed to be distributed as follows:


63% to tenants, through improved emotional wellbeing, personal
safety, independence and positive lifestyle choices;



18% to affected children through improvements in personal
wellbeing, relationships and family life;



12% to the state government through avoided justice, public
housing and health costs; and



Approximately 8% to project partners and Federal Government
collectively.

In 2016, Port Phillip City Council also prepared analysis4 which
supports the positive returns generated by community housing
provision. The cost benefit analysis found that over a 26 year period
the City of Port Phillip would benefit to $79.2 million from an
investment $26.6 million, providing a benefit cost ratio of 2.9:1.
A significantly higher cost benefit ratio is reported by Pradolin5 , who
cites research identifying a cost benefit ratio of 7:1 in respect to the
economic benefit to the community of providing public social and
affordable housing in the right locations.
Other research supports the broad conclusions that the provision of
social housing in different forms has a positive benefit to society.
Witte6 found that for every $1 invested in last resort beds to address
homelessness needs, $2.70 worth of benefits are generated for the
community. The annual benefits per bed provided were identified as:



Health: $8,429



Reduced crime: $6,182



Job-related: $4,236



Other: $6,768



Total: $25,615

Other research7 concurs with these findings. Health related savings
through avoided homelessness was identified as one of the key
4

In Our Backyard - Growing Affordable Housing in Port Phillip 2015 – 2025 - draft( 2016)
Pradolin R (2016) The Australian Financial Review’(Social Housing is Critical Infrastructure)
6
Witte, E. 2017 ‘The case for investing in last resort housing’, MSSI Issues Paper No. 10, Melbourne Sustainable Society
Institute, The University of Melbourne.
7
Wood, L., Flatau, P., Zaretzky, K., Foster, S., Vallesi, S. and Miscenko, D. (2016) What are the health, social and economic
benefits of providing public housing and support to formerly homeless people?, AHURI Final Report No.265, Australian
Housing and Urban Research Institute, Melbourne, http://www.ahuri.edu.au/research/final-reports/265,
doi:10.18408/ahuri-8202801. [Accessed: 12 06 2017]
5
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benefits of providing public housing. In the year following entry to a
public housing tenancy, the proportion of previously homeless
individuals accessing health services fell significantly as compared
with the year prior to entry. In Western Australia, this was identified
as equivalent to $4,846 per person per year saved through avoided
hospital admissions

The Potential Role of Land Trusts
A land trust development would have potential to enable access to
home ownership for households who have difficulty affording a home
through the open market. Increases in rent mean that households
may struggle to save enough to provide a deposit sufficient to satisfy
mortgage lenders.
Land trust arrangements offer the opportunity for home ownership
to a group that would otherwise not be able to afford it. The main
advantage provided for the individual households is security of
tenure. Research has indicated that increased rates of home
ownership lead to higher levels of social involvement, political
involvement and voluntary participation in the community.
Security of tenure is also important to particular groups. These
include households with children attending local schools, who may
struggle to find affordable rentals in the same school area, and thus
children face disrupted education by frequent moves between
schools. Secure tenure is also important for people with disabilities
whose homes require modification or adaptation.
For the individual, ownership – or part ownership, provides
advantages that have been noted as including: opportunity to modify
the home, hedging against inflation, no intrusions by landlords,
personal privacy and an asset in old age.
For the community, secure housing tenancy also provides additional
advantages – identified as improved school attendance and
educational attainment levels, improved health outcomes - both
physical and mental health, reduced poverty and welfare
dependency, and ageing in place.
Housing need can be expressed according to vulnerability. A broad
definition of differentiating housing need between the groups
requiring affordable housing is as follows8:

8

SGS Economics and Planning 2015, Submission to Affordable Housing Working Group: Issues Paper
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Homeless people sleeping rough;



Homeless people in supported accommodation or with others;



Other homeless households or marginally housed persons;



Low income rental households in severe housing stress;



Low income rental households in rental stress.

It is the last of these groups that would be the primary target of a
land trust.
The question of whether Council should be involved in subsiding
housing - or making housing affordable for an income cohort that is
not deemed to be the most in need, is complex.
Providing housing options to low income workers has been
addressed in various locations through a range of measures including
key worker housing provision. Key worker housing targets essential
workers. Key workers play an important role in providing community
services, and therefore liveability, to the local region. Therefore, it is
important to consider their housing needs, particularly in terms of
affordability. Affordable housing for key workers needs to be
provided in close proximity to major centres and major community
services. It also helps to attract and retain key workers in the area by
making access to work more convenient, particularly during shift
work.
Housing located in close proximity to key services can also stimulate
a higher level of retail and personal services that can further
encourage key workers to reside in the area. In addition to this, an
appropriate level of amenity needs to be provided, particularly for
shift workers.
There is a concern when housing and accommodation costs are
growing at a faster rate than the incomes of key workers that
industries dependent on key worker employees will be unable to
meet their labour requirements. The wages provided in the industry
of employment may not enable employees in that industry to afford
housing within a reasonable distance of their place of work.
If the definition of key workers is extended to beyond that of the
traditional definition (i.e. emergency services, teachers, social
workers) to include other sectors such as retail and hospitality
workers which provide for the needs of the broader community by
providing services and opportunities, then the issue of low levels of
housing affordability for these workers can effectively restrict the
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ability of these sectors to operate efficiently and meet the needs of
the rest of society.
Without a supply of labour that can afford to either live in the area or
live within a distance from which they can commute without
incurring excessive financial or time costs, the industry will face
additional costs in remunerating employees (to the extent that they
can afford to incur additional costs). This is recognised explicitly as an
issue by Brennan (2014)9:
”The key housing issue hindering the economic development of
regional tourism towns is undoubtedly the lack of affordable housing
in these areas (Colac Otway Shire 2007; Warrnambool City Council
2013; Brennan 2014). Specifically, the lack of appropriate and
affordable housing is seen as an impediment to the attraction and
retention of workers in key sectors that support the local area’s
economy, such as hospitality and other tourism-related services.”
Moreover, as is the case in a number of public sector industries
where salary arrangements are determined at a State level, an
institution operating in that sector may face staff shortages and a
resulting reduced capacity to provide services to the local population.
Furthermore, employees in the key worker sector are not usually so
poorly remunerated that they are entitled to low income housing
assistance. In summary, the concern is that key workers cannot
afford to live in or near their place of employment; they face
additional costs to commute to their place of work and, as such, are
likely to seek either employment in a different location closer to
where they can afford to live, or will seek employment in a different
sector. Both of these have the same consequence for the key worker
sector in that location. Low-paid workers may be deterred from job
seeking. The mismatch between employment opportunities and
access to affordable housing is a concern. If affordable housing is not
within reasonable commuting distance from employment
opportunities, employers will find struggle to recruit appropriate
labour, or if they can recruit staff, these staff may face long expensive
commutes. Either way business costs are elevated in one way or
another.
Affordable housing with close proximity to employment, education
and life opportunities is viewed as an essential prerequisite for
economic development (Knox City Council 2013). Areas like Frankston,
9

Colac Otway Shire 2007; Warrnambool City Council 2013; Brennan 2014
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which has relatively more socio-economic disadvantage than
Metropolitan Melbourne, are conscious of the importance of stable
and affordable housing in encouraging youths aged 15–24 years back
into local education and employment markets.10

The lack of affordable housing options can also have a
significant impact on areas with a particular industry focus,
such as towns with a significant tourism industry.
The lack of affordable housing discourages long-term commitment to
reside in these tourism towns. Businesses will therefore find it difficult
to maintain profitability when demand for local goods and services
dip during tourist off-peak seasons.11
This issue provides the potential rationale for Council’s involvement
in providing affordable housing solutions. In order for the local
economy to be vibrant, employees in all income brackets need to be
able to access housing within a reasonable distance of their place of
work.

Summary
The benefits of housing assistance are minimisation of the risks and
costs including:


Minimisation of costs to people and children that are homeless
or at risk of homelessness;



Minimisation of reputational damage risk to Mornington
Peninsula Shire;



Minimisation of risks to the tourist economy; and



Minimisation of broader social risks and social service costs to
society.

Housing assistance support can be multi-pronged, and addressed via:

10
11



Provision of social housing units – for people at risk of
displacement or homelessness;



Provision of below market cost affordable housing units– for
people at risk of slipping into social housing, displacement or
homelessness; and



Provision of housing diversity and mix – to facilitate a range of
price points and dwelling options in the private housing market.

Planisphere 2013
Dench et al, 2011
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5

COUNCIL POLICY OPTIONS
Introduction
The potential options for Council to provide housing assistance are
listed below. This list expands upon and refines the options noted in
the study purpose section of this report.
1. Base Scenario (Existing Contribution);
2. Making Better Use of Existing Contribution;
3. Facilitate Denser Housing Provision via Planning Scheme
Amendments;
4. Sell Land to Housing Provider (with or without discount);
5. Lease Land to a Housing Provider (with discount);
6. Land Gift to Housing Provider;
7. Cash Contribution to a Housing Provider;
8. Support the Establishment of a Land Trust by Others; and
9. Establish a Land Trust.
The options are introduced below.

Option 1 - Base Scenario (Existing Contribution)
This scenario is the current Council housing assistance model
provided through the provision of five properties managed by a
Housing Provider and nomination rights for elderly persons units.
The target market is Victorian Housing Register applicants.
The current property support provided by the five properties
provides capacity for approximately 28 persons.
Table 13 - Council’s Existing Social Housing Stock
Property location
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Land area
(sqm)

Purpose of ownership

Mornington

918

Acquired as part of the State's Local
Government Community Housing
Program

Mornington

800

Acquired as part of the State's Local
Government Community Housing
Program

Mornington

736

Acquired as part of the State's Local
Government Community Housing
Program
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Property location

Mornington

Mount Martha

Land area
(sqm)

Purpose of ownership

624

Acquired as part of the State's Local
Government Community Housing
Program

6,281

Acquired from the Victorian Urban
Development Authority following the
closure of the Australian Army's
Balcombe Camp Apprentices School

Source: Mornington Peninsula Shire Council

Option 2 - Making Better Use of Existing Contribution
The current indicative capacity of Council’s housing support model
provides for a nominal capacity for 28 persons over 9,359 sqm of land
– at a rate of 334 sqm per person.
There may be capacity to increase the housing yield on the land and
therefore the efficiency of the current land contribution.
For the purpose of this report, it is assumed the yield is doubled to 56
persons at a density of 167 sqm per person. This assumption is not
backed by any feasibility study and any actual increase in capacity
would be subject to all normal design and approval processes.
The target market is Victorian Housing Register applicants.

Option 3 - Facilitate Denser Housing Provision via
Planning Scheme Amendments
This model assumes that suitable land could be released for
additional residential development by way of a change to the
Planning Scheme. This assumption is a theoretical one only as there
has been no associated assessment of whether there is any such
suitable land. That would be a matter for other strategic planning
processes to determine.
As part of a Planning Scheme Amendment process, Council could
negotiate the delivery of a share of social and / or affordable housing
units in collaboration with the land owner / developer and a housing
provider.
The target market is Victorian Housing Register applicants.
This is an example of a negotiated inclusionary zoning outcome. The
arrangement could be executed by a legal agreement.
The applicability would be best suited to large development sites
being delivered by developers with financial capacity to deliver this
outcome.
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Refer to case studies in Appendix 1 for some examples.

Option 4 - Sell Land to Housing Provider (with or without
discount)
Council owned land is sold to a housing provider for the purpose of
social and / or affordable housing provision by the housing provider.
The land would be surplus to Council needs and sold at market value
or at a discount (say up to 25% discount).
The target market is Victorian Housing Register applicants.
Consultation undertaken for this report with selected housing
providers (see Appendix 2) revealed interest in this concept and likely
take-up, provided that Council also provides planning and political
support for the housing project.
A key issue under this model concerns how to secure the land that is
sold for social and / or affordable housing assistance within
Mornington Peninsula to meet local needs in perpetuity.

Option 5 – Lease Land to Housing Provider (with
discount)
Council owned land is leased to a registered housing provider or
registered housing association for the purpose of social and / or
affordable housing provision by the housing provider.
The land could be leased at a discount (potentially leased for $1 per
annum).
The target market is Victorian Housing Register applicants, being
those people who are eligible for public housing. It is noted that a
restriction to very low-income households would have the effect of
preventing a housing association/provider targeting higher income
households to generate cross subsidies (a technique that they
sometimes employ).
Consultation undertaken for this report with selected housing
providers/associations (see Appendix 2) revealed that there may be
interest in this concept via housing trust models if land is provided at
a discount or is effectively donated.
However, there may be less interest from housing
providers/associations if they cannot use the land asset value to raise
finance and need to rely on their free cashflow to service loans.
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Option 6 - Land Gift to Housing Provider
This option involves the transfer of land to a housing provider for a
nominal or nil sum on an arrangement that delivers social and / or
affordable housing provision by the housing provider.
As with sale of land, a key issue under this model concerns how to
secure the land for social and / or affordable housing assistance
within Mornington Peninsula to meet local needs in perpetuity.
The target market is Victorian Housing Register applicants.

Option 7 - Cash Contribution to a Housing Provider
This option involves the provision of a cash grant to a housing
provider on condition that the funds are used for social and / or
affordable housing provision by the housing provider.
Again, the long term retention of the housing that is provided is an
issue with this option.
The target market is Victorian Housing Register applicants.

Option 8 - Support the Establishment of a Land Trust by
Others
This option involves Council initiating and supporting the
establishment of a land trust by others.
Council’s role could be limited to initiating the concept, calling for
volunteers, providing support such as office space during the
establishment phase, and potentially leasing land for the entity to
use for the housing enterprise.
A land trust is an organisation that can be set up as a non-profit
community organisation that provides ongoing affordable housing for
eligible local residents and can provide other community benefits.
The model is designed to meet the needs of households that are not
able to qualify for social housing but cannot afford to purchase a
home; and have difficulty in accessing private rental housing in
locations that experience price growth and growing demand when
their income declines, such as when they enter retirement. The
household has some capacity to purchase a subsidised home from
savings or can obtain a modest mortgage (potentially with support
from a guarantor).
On this basis this model differs to other options by focusing on a
segment of need differentiated from social housing assistance as
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provided by the registered housing association and registered
housing provider sector.
Target market:


Local residents or eligible key workers in private rental with some
capacity to purchase property, if provided at cost or at below
cost.

Appendix 3 provides details of the land trust model.

Option 9 - Establish a Land Trust
This option involves Council taking a direct approach to establish and
operate the land trust with other partners and volunteers. Council
would contribute land under lease or sale and have an ongoing
management role on the land trust.
The definition noted in Option 8 above applies to this option.

Summary
Mornington Peninsula Shire Council currently provides direct social
housing assistance via allocation of five properties to housing
providers. These properties provide capacity for approximately 28
persons.
The potential options for Council to provide housing assistance are as
follows:
1. Base Scenario (Existing Contribution);
2. Making Better Use of Existing Contribution;
3. Facilitate Denser Housing Provision via Planning Scheme
Amendments;
4. Sell Land to Housing Provider (with or without discount);
5. Lease Land to a Housing Provider (with discount);
6. Land Gift to Housing Provider;
7. Cash Contribution to a Housing Provider;
8. Support the Establishment of a Land Trust by Others; and
9. Establish a Land Trust.
The options are evaluated against security of housing provision,
governance and financial criteria shown in the following report
sections.
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6

SECURING HOUSING SUPPORT FOR LOCAL
BENEFIT
Introduction
This section provides a preliminary legal opinion by Paul Howorth on
how to secure social and / or affordable housing assistance (as
provided by Council) on the Mornington Peninsula to meet local
needs.
The advice is high level and a strategic exploration of certain legal
considerations and is to be used only for the purposes of assisting a
general understanding of the legal considerations discussed. Council
is advised that it must seek a detailed formal legal opinion before
proceeding to execute any of the legal options canvassed below.

Local Benefit
Council may from time to time sell land (at market value or at a
discount), donate land or lease land for social or affordable housing
(of any type) to a land trust or housing association or state social
housing agency.
It would be intended that such land transfer would be undertaken on
the basis that:


The land is retained for its intended housing purpose within
municipality in perpetuity; and



The land is retained for the benefit of local residents in need of
housing assistance, as opposed to meeting state-wide needs.

The first point addresses the purpose and the second who may
benefit from the purpose.

Council Powers to Deal with Land Generally
Council’s powers to deal with land generally are set out in the Local
Government Act 1989 (the Act). Council has the power to:
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Sell land, but when doing so must comply with certain conditions,
such as giving public notice of an intention to sell land and
obtaining a current valuation of the land before selling it (see s
189);



Lease land, but when doing so must observe certain conditions,
such as a maximum lease term of 50 years, and the giving of
public notice of an intention to lease land in certain
circumstances (see s 190); and
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Transfer land without consideration (that is, to grant or donate it)
to the Crown, a Minister, any public body, or to trustees
appointed under any Act to be held on trust for public or
municipal purposes (see s 191).

Council’s powers to deal with land must be exercised in accordance
with the general powers and functions of local government in
Victoria as set out in the Local Government Charter at Part 1A of the
Act, which amongst other things states that the primary objective of
a Council is to endeavour to achieve the best outcomes for the local
community having regard to the long term and cumulative effects of
decisions (see s 3C). The functions of Council include (see s 3E):


Planning for and providing services and facilities to the local
community;



Providing and maintaining community infrastructure in the
municipal district;



Undertaking strategic and land use planning for the municipal
district;



Raising revenue to enable the Council to perform its functions;
and



Having the power to do all things necessary or convenient to be
done in connection with the achievement of its objectives and
the performance of its functions (see s 3F).

Council Power to Act as an Entrepreneur
The nature of the endeavour may give cause for the consideration of
Council’s power to act as an entrepreneur (see s 193 of the Act).
Under this power, Council may, for the purpose of performing or
exercising any of its legally conferred functions or powers, amongst
other things:
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Participate in the formation and operation of a corporation, trust,
partnership or other body;



Subscribe for or otherwise acquire and dispose of shares in or
debentures or other securities of, a corporation;



Become a member of a company limited by guarantee;



Subscribe for or otherwise acquire and dispose of units in a trust;



Acquire and dispose of an interest in a partnership or other body;
and



Enter into partnership or into any arrangement for sharing of
profits, union of interest, co-operation, joint venture, reciprocal
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concession or otherwise, with any person or corporation carrying
on or engaged in, or about to carry on or engage in, any business
or transaction capable of being conducted so as to directly or
indirectly benefit the Council.
However, before doing any of the above, Council must have regard to
the risks involved, and assess the total investment involved and the
total risk exposure.
Where an investment and / or risk exposure is:


Higher than the greater of $100,000 or 1% of annual revenues for
rates and charges, an independent risk assessment report must
be considered,



At the greater of $500,000 or 5% of annual revenues for rates
and charges Ministerial approval is also required, and



Above $5,000,000 the approval of the Treasurer is also required.

Ministerial approval is also required in any situation where Council
participates in the formation or operation of, or any partnership,
arrangement or venture with, an entity which would have the power
to borrow money in its own right.
There are some other conditions and controls in s 193 around
Council’s power to act as an entrepreneur, most of which relate to
Ministerial supervision of Council’s decision-making about and
involvement in entrepreneurial endeavours.

Discussion of Options
As long as it can maintain that it is acting in accordance with its
municipal functions and powers, and in particular its primary
objective to endeavour to achieve the best outcomes for the local
community having regard to the long term and cumulative effects of
its decisions, Council could sell, lease or otherwise transfer land for
social or affordable housing that serves the need of the local (that is,
its municipal) community. In doing so, it would need to comply with
all of the conditions placed on its powers to deal with land.
The best way of protecting or controlling what happens to land
allocated for this purpose after the fact is a more complex matter.

Selling Land
Selling land outright for this purpose would be the least attractive
way of achieving security of provision because without
encumbrances on title, security would not be guaranteed.
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Encumbrances (such as a covenant or a caveat) upon the title of land
openly sold for consideration could adversely affect its market
valuation and / or its ability to be used as leverage for finance and
other forms of secured investment by the purchasing entity.
There are also limits as to how far a covenant, a caveat or any other
kind of legal encumbrance attached directly to land title can in fact
constrain the rights of a person or entity acquiring title to deal with
land over the very long term.
If perpetuity of purpose and benefit is Council’s target, selling land is
possibly the least effective means of achieving it. Also note that any
form of non-title based legal agreement in relation to the future use
of land to be sold by Council may be characterised as a lease or
license, and will be subject to land leasing and licensing law.

Leasing Land
Leasing land for this purpose is notionally a more attractive way than
selling it because leases can include conditions that direct how land is
to be used by the leaseholder. Under leasing (or licensing)
agreements, conditions can be as specific as Council would need or
wish them to be for executing this purpose. However, a major
limitation to the leasing of land is that a leaseholder is generally not
able to raise or secure its own finance against that land. In relation
to local government land specifically, there is some debate about
whether the current maximum lease term of 50 years could improve
prospects for leaseholder financing. This remains broadly untested,
however, and carries with it other complexities such as how to
manage the return of or compensation for capital improvements
financed by and / or otherwise paid for by leaseholders when the
lease term ends.
Conditions and controls around sub-leasing may also prove to be
problematic. A high degree of complexity would be involved in
establishing and managing the lease, which may adversely impact the
attractiveness of the lease to potential leaseholders and could
ultimately frustrate Council’s intentions for perpetuity of purpose
and benefit as time goes on (complex conditions would be subject to
periodic renegotiation; that is, conditions may not be so easily ‘fixed’
for all time).

Transferring Land
On the current legal options and devices available to local
governments in Victoria, a possible way that has the best potential
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for delivering upon Council’s intentions - and in particular the
perpetuity of purpose and benefit it seeks - is to combine Council’s
powers to transfer land without consideration (s 191) and to act as
an entrepreneur (s 193) to use the ‘trust and partnership’ model
adopted elsewhere (such as in the case of the City of Port Philip and
the Port Philip Housing Association (the PPHA)).
Port Phillip Case Study
Port Phillip City Council, notes that “local government is not recognised as having a
direct role in the provision of social and affordable housing in the Australian
context”… with other agencies such as State Housing Authorities “leaving local
government a minor role in statutory planning and regulation in the building
industry with only a few local governments playing a direct role in development
and provision of social and affordable housing” (Affordable Housing Development
Models City of Port Phillip, 2010).
Nevertheless, the City of Port Phillip invested 13 million over a 21 year period in
providing affordable housing within the municipality.
Since 2006, Council has redirected investment to third parties and provided
support through use of Council assets (land) for the development of affordable
housing through housing associations – Port Phillip Housing Association – to which
rights have been transferred.

From a legal perspective, the mechanics of the ‘trust and partnership’
model are relatively straight-forward. In summary, it would involve
the following key steps:
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Using its entrepreneurial powers, the Council would create a
Local Housing Trust, specifying that all of the assets within the
Trust are to be used exclusively for the purposes of providing
social and affordable housing to ‘residents’ of the Council’s
municipal estate (being clear that this is for a public or municipal
purpose);



The Council would transfer (settle) land to be used for this
purpose into the Trust, to be managed by a Trustee (it could also
make further transfers into the Trust in the future);



The Council would then enter into a joint venture partnership
with an existing or newly formed housing association or provider
to form a Trustee entity, and the Trustee would manage the Trust
in accordance with the Trust objects and the joint venture
agreement (which can allow for Council’s direct involvement and
participation in the strategic and day-to-day management of the
Trust);
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When defining which ‘residents’ are for the objects and purposes
of the Trust, the Council can be quite specific about this when
creating the Trust, or tenancy management procedures created
by the Trustee could include a range of criteria that limits who
can access the housing provided under the Trust (Council could
canvass its local community in the selection of these criteria
when establishing the Trust) - the latter option is most suitable
for allowing some flexibility over time, and if Council has a
strategic and / or operational role within the Trustee entity it can
contribute to the administration of tenancy management; and



The Trustee would be able to use Trust assets to raise public /
private funding and secure finance, and all of the capital and
other improvements made on Trust land or to Trust assets would
become part of the Trust’s asset base.

The ‘trust and partnership’ model for delivering local social and
affordable housing is in effective operation in at least one local
government jurisdiction in Victoria, and is currently under
consideration by several others in the Melbourne metropolitan area.
On this basis and because of its relative straight forwardness under
current settings, this model may gain further currency in coming
years in the event that the national housing affordability crisis
continues to impact upon local governments and their communities.
Council should be aware that, despite the relative straightforwardness of the ‘trust and partnership’ model, there would still be
significant financial and legal risks associated with pursuing this path.
As such, it should ensure it closely adheres to the risk assessment
guidance of the Act if it chooses to exercise its entrepreneurial
powers in this cause.

Further Legal Input
As noted at the outset of this advice, this covers the legal aspects of
the issues raised in a brief, high level and strategic exploration. A
more in depth and specific exploration is warranted, but would only
be both required and worthwhile when there is a clearer
understanding of whether Council will pursue a specific cause and
how it would prefer to do so.
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Summary
The issue of securing social and / or affordable housing assistance (as
provided by Council) on the Mornington Peninsula for local benefit is
bound by Council’s powers to deal with land generally and act as
entrepreneur.
Council can sell land, lease land for 50 years or transfer land under
certain conditions in accordance with its municipal functions and
primary objective to achieve the best outcomes for the local
community.
Selling land outright for a housing assistance purpose may be the
least attractive way of achieving security of provision because
without encumbrances on title, which may have limited scope,
security would not be guaranteed and encumbrances may limit
housing provider interest in the option. Despite this, this option is
low risk on an ongoing basis.
Leasing land for a housing assistance purpose is notionally a more
attractive way than selling it because leases can include conditions
that direct how land is to be used by the leaseholder. A lease may
have limited appeal to some housing providers. This option is low to
medium risk on an ongoing basis.
Another way of obtaining perpetuity of purpose and benefit is via use
of the ‘trust and partnership’ model. Under this option Council
would create or participate in a Housing Trust, specifying that all of
the assets within the Trust are to be used exclusively for the purposes
of providing social and affordable housing to ‘residents’ of the
Council’s municipal estate. This model would however generate
significant financial and legal risks.
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7

GOVERNANCE EVALUATION OF OPTIONS
Introduction
This section of the report evaluates the nine options as described in
this report from a governance perspective. This considers nonfinancial operational and administrative processes and risks.
The options are assessed against the following topics at a preliminary
level in the following table:


Target – Homeless;



Target – Social Housing Candidates;



Target – Low Income Renters Not Eligible for Social Housing;



Scalability (capacity for expansion);



Governance (role for Council);



Housing Sustainability;



Community Ownership;



Relative Ease of Delivery; and



Ongoing Resource or Legal Risk to Council.

This section also provides a more detailed assessment of governance
matters relating to the land trust concept.

Ref: M17038
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Table 14 – Evaluation of Selected Governance Variables
Option 1 - Base
Scenario
(Existing
Contribution)

Option 2 Making Better
Use of Existing
Contribution

Option 4 - Sell
Land to Housing
Provider (with
or without
discount)

Option 5 - Lease
Land to Housing
Provider (with
discount)

Option 6 - Land
Gift to Housing
Provider

Option 7 - Cash
Contribution to
a Housing
Provider

Option 8 Support the
Establishment
of a Land Trust
by Others

Option 9 Establish a Land
Trust

Yes

Option 3 Facilitate
Denser Housing
Provision via
Planning
Scheme
Amendments
Maybe

Target – Homeless

Yes

Maybe

Maybe

Maybe

Maybe

No

No

Target – Social Housing Candidates

Yes

Yes

Maybe

Maybe

Maybe

Maybe

Maybe

No

No

Target – Low Income Renters Not
Eligible for Social Housing

No

No

Maybe

Maybe

Maybe

Maybe

Maybe

Yes

Yes

Scalability

Yes – Could
densify or add
new dwellings

Yes – Could
densify or add
new dwellings

Variable,
depends on
project

Variable,
depends on
project

Variable,
depends on
project

Variable,
depends on
project

Variable,
depends on
project

Variable,
depends on
project

Variable,
depends on
project

Governance

Council is owner
with
management
and tenant
support by
others

Council is owner
with
management
and tenant
support by
others

No direct
Council
responsibility

No direct
Council
responsibility

Limited Council
responsibility

No direct
Council
responsibility

None

Limited ongoing
Council role

New not-forprofit
organisation
reliant on
volunteers is
required

Housing Sustainability

Subject to
political view of
Council of the
day

Subject to
political view of
Council of the
day

Subject to
Housing
Provider
priorities

Risk of transfer
out of Shire
without some
guarantee

High, land is
retained for its
intended
purposes

Risk of transfer
out of Shire
without some
guarantee

Risk of transfer
out of Shire
without some
guarantee

High, but
depends how
land is secured
and on what
terms

High; assumes
Council land is
leased on a long
term basis
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Option 1 - Base
Scenario
(Existing
Contribution)

Option 2 Making Better
Use of Existing
Contribution

Community Ownership

Acceptance of
existing housing
but objection
likely if more
added

Acceptance of
existing housing
but objection
likely if more
added

Relative Ease of Delivery

Easy to deliver

Ongoing Resource or Legal Risk to
Council

Low

Ref: M17038

Option 3 Facilitate
Denser Housing
Provision via
Planning
Scheme
Amendments
Variable,
depends on
project

Option 4 - Sell
Land to Housing
Provider (with
or without
discount)

Option 5 - Lease
Land to Housing
Provider (with
discount)

Option 6 - Land
Gift to Housing
Provider

Option 7 - Cash
Contribution to
a Housing
Provider

Option 8 Support the
Establishment
of a Land Trust
by Others

Option 9 Establish a Land
Trust

Variable,
depends on
project

Variable,
depends on
project

Variable,
depends on
project

Variable,
depends on
project

Likely to be
more supported
compared to
social housing

Likely to be
more supported
compared to
social housing

Easy to deliver

Depends on
suitable
development
sites being
active;
opportunities
likely to be
limited

Easy to deliver

Relatively easy
to deliver
(purchase is
generally
preferred)

Very easy to
deliver

Very easy to
deliver

Difficult; new
not-for-profit
organisation
reliant on
volunteers is
required

Difficult; new
not-for-profit
organisation
reliant on
Council
resourcing and
volunteers is
required

Low

None

Low

Low

Low

Low

Low

High
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In terms of Option 4 versus Option 5, Option 4 may be easier to
achieve because housing providers generally prefer to own land (to
fully control the asset and use it for finance security). Option 5
however provides more security of the housing assistance being
retained in the municipality.

Land Trust Governance Considerations
Appendix 3 of this report provides a summary of land trust
governance matters. There are a range of potential governance
options including use of a model that comprises:


A company limited by guarantee is established with board and
member participation provided on a part paid and part volunteer
basis. The Trust obtains charitable tax exempt status.



The Trust builds and sells dwellings on a leasehold model, with a
nominal 99-year lease, with resales only possible via the Trust for
ongoing affordable housing provision to eligible buyers.

The primary elements in making this system workable are:


Individuals that want to establish and operate the Trust;



Board representation that includes business and housing support
skills;



The ability to secure land for the trust to be viable; and



The ability to secure finance for trust operations – the extent of
this will depend on the scale of operations.

Should Council consider a trust model, one issue to be tested and
resolved concerns the ability of Council to lease land for a long
timeframe. The Local Government Act section 190(1) restricts
Council from leasing land for a period of more than 50 years to a
person. However, a longer lease may be possible to a corporation.
Another option is for Council to donate land to a trust and thus the
land is no longer bound by the provisions of the Local Government
Act. (The land trust models involve two leases - a ground lease
between Council and the trust, and between the trust and the
purchaser of the leasehold dwelling).
Appendix 2 of this report provides case studies of planned trusts in
Victoria. St Kilda Community Housing has prepared a volume of legal,
tax, lease and other documentation for the establishment and
operation of a trust model. When operational, this information may
become publicly available.

Ref: M17038
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If Mornington Peninsula Shire decides to consider a trust model for
affordable housing provision, it is recommended that Council wait for
a model to be established and information to become available (for
example, the proposed St Kilda Community Housing proposal).

Summary
The governance evaluation of the nine options is shown below.
Options that are easy to deliver and low risk to Council should be
priority options when considering provision of housing support.

Option 1 - Base
Scenario (Existing
Contribution)
Option 2 - Making
Better Use of
Existing
Contribution
Option 3 Facilitate Denser
Housing Provision
via Planning
Scheme
Amendments
Option 4 - Sell
Land to Housing
Provider (with or
without discount)
Option 5 – Lease
Land to Housing
Provider (with
discount)
Option 6 - Land
Gift to Housing
Provider
Option 7 - Cash
Contribution to a
Housing Provider
Option 8 - Support
the Establishment
of a Land Trust by
Others
Option 9 Establish a Land
Trust

Ref: M17038

Housing Sector

Relative Ease of
Delivery

Ongoing Resource
or Legal Risk to
Council

Social Housing

Easy

Low

Social Housing

Easy

Low

Social Housing
and / or Land
Trust Housing

Limited
opportunities

None

Social Housing
and / or Land
Trust Housing

Easy

Low

Social Housing
and / or Land
Trust Housing

Relatively Easy
(purchase is
generally
preferred)

Low

Very Easy

Low

Very Easy

Low

Land Trust
Housing

Difficult

Low

Land Trust
Housing

Very Difficult

High

Social Housing
and / or Land
Trust Housing
Social Housing
and / or Land
Trust Housing
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8

FINANCIAL EVALUATION OF OPTIONS
Introduction
This section evaluates the potential options for Council to provide
housing assistance from a financial perspective.
The evaluation framework considers capacity to supply social and / or
affordable housing in relation to key financial implications and risks.
Data is provided where a real case or example exists. In many
options, no land or financial proposal exists and as such the financial
data is reported as ‘any’.
The following variables are considered:


Number of Properties;



Capacity of Persons Accommodated;



Land Area Contribution (SQM);



Current Asset Contribution;



Capital Works / Construction;



Total Asset Value;



Recurrent Costs Per Annum;



Recurrent Costs Capitalised;



Total Financial Contribution;



Cost Per Person;



Average Cost Per Property; and



Income to Council.

The Total Financial Contribution, Cost Per Person and Income to
Council are key summary variables.

Evaluation Findings
The analysis that compares options is summarised in the table below.

Ref: M17038
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Table 15 – Financial Evaluation of Housing Support Options

Option 3 Facilitate Option 4 - Sell
Option 2A Option 2B Option 5 –
Option 1 Denser
Land to
Option 6 Making Better Making Better
Lease Land to
Base Scenario
Housing
Housing
Land Gift to
Use of
Use of
Housing
(Existing
Provision via Provider (with
Housing
Existing
Existing
Provider (with
Contribution)
Planning
or without
Provider
Contribution Contribution
discount)
Scheme
discount)
Amendments

Assumption

Number of Properties
Capacity of Persons Accommodated
Land Area Contribution (SQM)
Current Asset Contribution
Capital Works / Construction
Total Asset Value
Recurrent Costs Per Annum at 2%
Recurrent Costs Capitalised at 5%
Total Financial Contribution
Cost Per Person
Income to Council

Ref: M17038

-

Housing
Provider
Builds Units

5
28
9,359
$2,880,000
$0
$2,880,000
$57,600
$1,152,000
$4,032,000
$144,000
$0

5
56
9,359
2,880,000
$0
$2,880,000
$57,600
$1,152,000
$4,032,000
$72,000
$0

Council Builds Non Council
Units
Land
5
56
9,359
2,880,000
1,400,000
$4,280,000
$85,600
$1,712,000
$5,992,000
$107,000
$0

Any
Any
Any
$0
$0
$0
$0
$0
$0
$0
$0

Option 8 Option 7 Support the
Cash
Establishment
Contribution
of a Land
to a Housing
Trust by
Provider
Others

Surplus Land
Sale

Peppercorn
Lease

Surplus Land
Donation

Cash Grant
Donation
Linked to
Outcome

Any
Any
Any
$0
$0
$0
$0
$0
$0
$0
Any

Any
Any
Any
$0
Any
$0
$0
Any
$0
Nominal

Any
Any
Any
$0
Any
Any
Any
Any
Any
0

Any
Any
Any
$0
Any
Any
Any
Any
Any
0

Assumes Use
of Non
Council Land
Any
Any
$0
$0
$0
Admin Costs
Admin Costs
$0
0

Option 9 Establish a
Land Trust

Assumes use
of Council
Land and
Ongoing
Management
Any
Any
Any
Any
Any
Any
Any
Any
Any
0
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Option 1 - Base Scenario (Existing Contribution)
The current provision of five properties for social housing provides
capacity to accommodate 28 people.
The total financial contribution for the properties is estimated as
$4,030,000. This estimate represents the total value of the assets
plus an estimate of maintenance and other ongoing costs capitalised
to today’s dollars (i.e. a net present value approach) to provide a
benchmark total cost of accommodating 28 people under this
arrangement.
This represents an indicative contribution of $144,000 per person.
This provides a benchmark for assessing other options.

Option 2 - Making Better Use of Existing Contribution
This option has two sub-options:


Option 2A - Housing Provider Builds Units; and



Option 2B - Council Builds Units.

Under both scenarios the option involves displacement of residents
during construction unless construction is staged around planned
departures.
Under Option 2A, the Housing Provider is encouraged to build new
units. The scenario shown in the evaluation table is a doubling of
density of persons to 56 accommodated. This is a low risk and no
change to cost outcome for Council, if it can be achieved.
Under Option 2B, Council builds the units. Using the same doubling
of density scenario, the additional cost to Council compared to
existing conditions could be in the order of $1.96m.
Another option is a shared cost model, where Council and the
Housing Provider share the construction costs.

Option 3 - Facilitate Denser Housing Provision via
Planning Scheme Amendments
This option can involve no cost to Council and can generate social
and / affordable housing, if it can be achieved. It would rely on the
participation and agreement of the developer.
It is likely that such cases will be limited in number but should be
considered where appropriate.

Ref: M17038
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Option 4 - Sell Land to Housing Provider (with or without
discount)
This option involves sale of surplus land to a housing provider.
During the preparation of this report, no specific suitable land was
identified by Council. However, this situation may change in the
future and as such the option can be considered if the land
availability situation changes.
Consultation with housing providers suggests that there may be
appetite for take up, subject to the land being appropriately located
and priced and Council providing support for the housing project.
The level of income to Council and number of units delivered will
depend on the land area and its location and attributes.
Sale of land at a discount will generate an opportunity cost to
Council.

Option 5 – Lease Land to Housing Provider (with
discount)
This option involves the long term lease of land to a housing provider,
at a nominal or peppercorn rent.
As noted above for sale of land, no specific suitable land was
identified by Council during the preparation of this report. However,
this situation may change in the future and as such the option can be
considered if the land availability situation changes.
The level of income to Council would be negligible and potentially set
at administrative cost recovery.
The number of units delivered will depend on the land area and its
location and attributes.

Option 6 - Land Gift to Housing Provider
This option involves the gifting of land to a housing provider.
As noted above for sale of land, no specific suitable land was
identified by Council during the preparation of this report. However,
this situation may change in the future and as such the option can be
considered if the land availability situation changes.
The number of units delivered will depend on the land area and its
location and attributes.
The cost to Council is the opportunity cost of the land which is the
market value of the land.

Ref: M17038
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Option 7 - Cash Contribution to a Housing Provider
This option involves awarding grant funding to a housing provider to
deliver an agreed outcome.
Based on the indicators shown in the evaluation, the required
contribution may be around $70,000 to $150,000 per person
accommodated, depending on the circumstances.
The actual contribution would vary depending on a range of variables
such as the type of accommodation provided (e.g. one, two or three
bedroom dwelling units), standard of construction and other cost
factors.

Option 8 - Support the Establishment of a Land Trust by
Others
This is a low cost and risk approach to support the establishment of a
local land trust that is established by others to deliver social / and or
affordable housing. It assumes Council does not contribute land and
the cost and exposure is limited to administrative support.
The take up of such a model is not known and could be limited.

Option 9 - Establish a Land Trust
This option involved use of Council land for a land trust and assumes
ongoing management of the trust by Council.
The financial structure of establishing a land trust to provide secure
and long-term affordable housing (as opposed to social housing) is
described in more detail in the next section of this report. The key
findings from the analysis is that land trust viability is possible if:


Land is donated; and



The income generated from sales and resales and administration
fees covers ongoing administration, insurance and maintenance
costs.

The scale of a land trust depends on the land area available, housing
density that can be achieved and take up by participants.
This option involves significant financial risk to Council. In the
scenario modelled in the next section of this report, it is estimated
that the cost per person accommodated is around $100,000,

Ref: M17038
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Summary
The financial evaluation of the nine options is shown below.
Option

Financial
Exposure / Risk

Person
Accommodated
and Cost or
Income

Comments

Option 1 - Base
Scenario (Existing
Contribution)

Medium

28 persons @
$144,000 per
person

Benchmark
scenario

Option 2 Making Better
Use of Existing
Contribution

Medium

Scenario of 56
persons @
$72,000 per
person if Housing
Provider
redevelops sites or
$107,000 per
person if Council
pays for
redevelopment (at
$2m).

Encourage Housing
Provider to
redevelop sites
over time.

Additional funds
could be zero or
up to a selected
figure.
In scenario shown
the additional
sum is
approximately
$2m.

Ref: M17038

Consider making a
financial
contribution to
redevelopment.

Option 3 Facilitate Denser
Housing Provision
via Planning
Scheme
Amendments

Low

Variable, depends
on project.

Pursue this option
if the opportunity
arises.

Option 4 - Sell
Land to Housing
Provider (with or
without discount)

Low

Variable, depends
on project.

Consider if suitable
land becomes
available for
divestment.

Option 5 – Lease
Land to Housing
Provider (with
discount)

Low

Income will reflect
value of site or
agreed sale value.
Variable, depends
on project.
Income assumed
to be negligible.

Consider if suitable
land becomes
available for long
term lease.
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Option

Financial
Exposure / Risk

Person
Accommodated
and Cost or
Income

Comments

Option 6 - Land
Gift to Housing
Provider

Low

Variable, depends
on project.

Consider if suitable
land becomes
available.

The cost is
opportunity cost
of the land.
Option 7 - Cash
Contribution to a
Housing Provider

Low

Variable, depends
on project.
Contribution may
be around $70,000
to $150,000 per
person
accommodated.

Option 8 Support the
Establishment of
a Land Trust by
Others

Low

Option 9 Establish a Land
Trust

High

Variable, depends
on project.

Pursue this option
if the opportunity
arises.

This is a low cost
and low risk
approach to
support the
establishment of a
local land trust
Variable, depends
on project.
Contribution may
be around
$100,000 per
person
accommodated.

Ref: M17038

Consider if a
suitable proposal is
proposed by a
housing provider.

Other options offer
lower risk and a
similar return of
housing.
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9

LAND TRUST FEASIBILITY ANALYSIS
Introduction
This section of the report provides an equity land trust (ELT) financial
evaluation. The purpose is to explore the viability of the concept in
general terms, noting that an actual land trust that seeks to establish
will develop its own model and financial structure. The section also
considers the impact of an equity land trust from the perspective of
participating households.

Assumptions
To test the viability of the ELT model the following assumptions are
made:
Governance and Tenure Model


A company limited by guarantee is established with board and
member participation provided on a part paid and part volunteer
basis. The Trust obtains charitable tax exempt status.



The Trust builds and sells dwellings on a leasehold model, with a
nominal 99-year lease, with resales only possible via the ELT for
ongoing affordable housing provision. On resale, participants
receive a fixed growth rate on asset value (not including land)
assumed at 2%.

Asset Renewal


It is assumed that to be eligible for the fixed return on sale, a
participant must maintain the property in good repair. An
adjustment formula could be used to take into account situations
where this does not occur. Nevertheless, it is expected incoming
participants would make some capital improvements to an
existing property.

Units Provided

Ref: M17038



50 units delivered over eight years.



Units would be villa units on 360 sqm gross land area each (lots
nominally less than 250 sqm) with construction cost $200,000 per
unit (including landscaping).



Location would be in an area with good access to services, jobs
and transport. Nominal land value would be $1,000 / sqm to
reflect land value in Mornington.



The location of the units would need to be in an area with high
land values, otherwise the concept may not be attractive to
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potential participants because they may be able to pay
marginally more for freehold house and land ownership.
Development and Resales


It is assumed that take up occurs at year two at five units per
year for four years and then ten units per year for three years.



Resales are assumed at 3% of stock three years after the first unit
is built.

Costs


Project costs are shown in the following table and cover the
following items (the analysis shows assumptions regarding these
costs).



Trust Establishment





–

Establishment and Legal Costs; and

–

Staff Time at Establishment.

Asset Establishment
–

Cost of Land or Donated Land;

–

Taxes and Legals; and

–

Dwelling Construction if Built by Trust.

Recurrent Costs
–

Salary and Wages;

–

Other Administrative Costs; and

–

Overheads.



Maintenance of Property.



Resales are assumed to incur no cost to the Trust. New
participants pay exiting participants via the Trust.

Revenues
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An initial payment to participate in the scheme is required by
participants. Based on the model proposed in St Kilda, a $50,000
one-off fee is assumed for this payment.



The payment applies to new units and to unit resales.



An annual administration fee is also included to cover ongoing
costs.



Participants pay the dwelling construction cost to the Trust either
from their own savings or from mortgage funds. It is assumed in
this scenario the Trust builds the units and participants pay on
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completion. Another option is for participants to pay for
construction directly.
Feasibility Analysis Approach


The results are shown in the net cashflow row and in the bank
account analysis.



A 20-year timeframe is shown for the analysis. All figures are
adjusted by a range of assumed inflation and interest rates as
shown in the tables.



The net cashflow shows profit and loss each year and the bank
account shows whether interest is earnt or paid each year.

Key Findings
The main findings are that viability is possible if:


Land is donated (or cash for purchase of land is donated); and



The income generated from sales and resales and administration
fees covers ongoing administration, insurance and maintenance
costs.

The Trust, by virtue of not recovering land cost, cannot provide a
lower cost affordable housing option if the land subsidy is not
available.
It should be noted that different financial structures and results can
be achieved as to what is shown in this report; for example,
leaseholds could be sold at lower rates than assumed in this report to
improve affordability outcomes.
The recurrent cost structure needs to be tailored to fit the ongoing
income earning capacity of the Trust and this could be supported by
volunteer support.
The recurrent costs must be scaled to generate efficiencies and
economies of scale for the scheme to work.
It should be noted that the scenarios modelled provide a guide to
possibilities only. The results change based on changes to scope,
scale and assumptions used.
Nevertheless, based on the inputs and assumption adopted for this
analysis:
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The option that requires the Trust to purchase land generates
sustained negative cashflows (apart from one year) and ends the
20 year period in deficit (-$41m); and



The option that provides the Trust with land at no cost can
generate either positive or negative cashflows (depending on the
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scale of recurrent costs assumed) and ends the 20 year period
$2.3m in surplus.
In conclusion, the Trust could structure options to support a positive
cashflow and financial viability if the cost of land is not included in
the cost base of the scheme.
A summary of the financial results (selected years shown) is provided
below. More detailed analysis is shown in Appendix 4.
Table 16 - ELT Financial Analysis: Land Purchased at Market Value (Note:
Shows Years 0-2, 5, 10, 15 and 20 Only)
YEAR
DWELLING ASSUMPTIONS
Unit Development assumptions
Number of Dwelling Units
Land Area Square Metres (sqm)
Land Area Hectares (ha)
Site Value Before Inflation
Site Value After Inflation
Dwelling Construction Before Inflation
Dwelling Construction After Inflation
Cumulative Capital Improvements After Inflation
Resales of Unit Assumptions
Property Sales Rate

0

1

2

0
0
0
$0
$0
$0
$0
$0

0
0
0
$0
$0
$0
$0
$0

5
1,750
0.18
$1,750,000
$1,874,644
-$1,000,000
-$1,040,400
$1,040,400

0

0

0

1

2

2

2

-$10,000
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

-$97,520
-$48,760
-$9,752
-$121,899
-$277,931

-$107,669
-$53,835
-$10,767
-$134,587
-$306,858

-$118,876
-$59,438
-$11,888
-$148,595
-$338,796

$276,020
$55,204
$33,122
$1,104,081
$1,468,427

$0
$121,899
$91,425
$0
$213,324

$0
$134,587
$100,940
$0
$235,527

$0
$148,595
$111,446
$0
$260,041

-$10,000 -$2,773,967 -$1,929,111

-$64,607

-$71,331

-$78,755

FINANCIAL ANALYSIS
Establishment
Establishment and Legal Costs
-$10,000
Staff Time at Establishment
$0
Asset Establishment
Cost of Land After Inflation
$0
Taxes and Legals
$0
Dwelling Construction After Inflation if Built by Trust$0
Recurrent Costs
Salary and Wages After Inflation
$0
Other Administrative Costs After Inflation
$0
Overheads After Inflation
$0
Maintenance of Property
$0
Total Costs
-$10,000
Revenues
Initial Payment - New Units - After Inflation
$0
Initial Payment - Resales - After Inflation
$0
Administration Fee (Annual) After Inflation
$0
Payment for Units If Built By Trust After Inflation
$0
Total Revenue
$0
Financial Summary
Net Cash Flow
-$10,000
BANK ACCOUNT ANALYSIS
Year
Account - Start of Year
Interest Earned on Savings
interest Paid on Borrowings
Account - End of Year
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0
-$10,000
$0
-$500
-$10,500

$0
$0
$0

5

-$1,874,644 -$2,078,451
-$103,105 -$114,315
-$1,040,400 -$1,104,081

$260,100
$0
$7,803
$0
$267,903

15

20

5
0
0
0
7,000
17,500
17,500
17,500
0.7
1.75
1.75
1.75
$7,000,000 $17,500,000 $17,500,000 $17,500,000
$8,313,804 $24,685,478 $29,318,605 $34,821,305
-$1,000,000
$0
$0
$0
-$1,104,081
$0
$0
$0
$4,416,323 $12,189,944 $13,458,683 $14,859,474

$0
-$8,323
-$35,331
$0
-$4,162
-$17,665
$0
-$832
-$3,533
$0
-$10,404
-$44,163
-$10,000 -$3,041,870 -$3,397,539
$0
$0
$0
$0
$0

10

1
2
5
10
15
20
-$20,500 -$2,692,387 -$8,690,612 -$23,774,422 -$30,721,117 -$39,626,426
$0
$0
$0
$0
$0
$0
-$1,025
-$134,619 -$434,531 -$1,188,721 -$1,536,056 -$1,981,321
-$21,525 -$2,827,006 -$9,125,143 -$24,963,143 -$32,257,173 -$41,607,747
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Table 17 - ELT Financial Analysis: Land Donated to Trust (Note: Shows
Years 0-2, 5, 10, 15 and 20 Only)
YEAR
DWELLING ASSUMPTIONS
Unit Development assumptions
Number of Dwelling Units
Land Area Square Metres (sqm)
Land Area Hectares (ha)
Site Value Before Inflation
Site Value After Inflation
Dwelling Construction Before Inflation
Dwelling Construction After Inflation
Cumulative Capital Improvements After Inflation
Resales of Unit Assumptions
Property Sales Rate

0

1

0
0
0
$0
$0
$0
$0
$0

0
0
0
$0
$0
$0
$0
$0

0

0

0

1

2

2

2

-$10,000
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

FINANCIAL ANALYSIS
Establishment
Establishment and Legal Costs
-$10,000
Staff Time at Establishment
$0
Asset Establishment
Cost of Land After Inflation
$0
Taxes and Legals
$0
Dwelling Construction After Inflation if Built by Trust$0
Recurrent Costs
Salary and Wages After Inflation
$0
Other Administrative Costs After Inflation
$0
Overheads After Inflation
$0
Maintenance of Property
$0
Total Costs
-$10,000
Revenues
Initial Payment - New Units - After Inflation
$0
Initial Payment - Resales - After Inflation
$0
Administration Fee (Annual) After Inflation
$0
Payment for Units If Built By Trust After Inflation
$0
Total Revenue
$0
Financial Summary
Net Cash Flow
-$10,000
BANK ACCOUNT ANALYSIS
Year
Account - Start of Year
Interest Earned on Savings
interest Paid on Borrowings
Account - End of Year
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0
-$10,000
$0
-$500
-$10,500

2

5

10

15

20

5
5
0
0
0
1,750
7,000
17,500
17,500
17,500
0.18
0.7
1.75
1.75
1.75
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
-$1,000,000 -$1,000,000
$0
$0
$0
-$1,040,400 -$1,104,081
$0
$0
$0
$1,040,400 $4,416,323 $12,189,944 $13,458,683 $14,859,474

$0
$0
$0

$0
$0
$0
$0
-$1,040,400 -$1,104,081

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0
$0
-$10,000

-$8,323
-$35,331
-$4,162
-$17,665
-$832
-$3,533
-$10,404
-$44,163
-$1,064,121 -$1,204,773

-$97,520
-$48,760
-$9,752
-$121,899
-$277,931

-$107,669
-$53,835
-$10,767
-$134,587
-$306,858

-$118,876
-$59,438
-$11,888
-$148,595
-$338,796

$0
$0
$0
$0
$0

$260,100
$0
$7,803
$0
$267,903

$276,020
$55,204
$33,122
$1,104,081
$1,468,427

$0
$121,899
$91,425
$0
$213,324

$0
$134,587
$100,940
$0
$235,527

$0
$148,595
$111,446
$0
$260,041

-$10,000

-$796,218

$263,654

-$64,607

-$71,331

-$78,755

1
-$20,500
$0
-$1,025
-$21,525

2
-$817,743
$0
-$40,887
-$858,630

5
-$194,321
$0
-$9,716
-$204,037

10
$2,456,327
$49,127
$0
$2,505,454

15
$2,355,329
$47,107
$0
$2,402,435

20
$2,206,697
$44,134
$0
$2,250,831
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Perspective of Participants
This section summarises the findings of the following table, which
tests the viability of the ELT model from the perspective of
participants.
Land and Unit Prices


The table shows estimated market land and unit value over time,
which is $475,886 in year 2 (or at the time the first unit is
constructed). The market value is estimated to be $794,637 in
year 20.

Resales


To maintain affordability, the resale value would be the indexed
value of the capital improvements, which is $200,000 in 2017 and
around $297,000 in year 20.

Household Income


The average household income and the 20% percentile on the
household income scale for Mornington Peninsula Shire are
shown in the table for the 20-year analysis period.

Market Rental Indicators


The market rental rate is estimated from the total value of the
property. The analysis suggests the market rent would be:
–

Between 38% and 44% of the average household income;
and

–

Between 79% and 93% of the 20% percentile household
income. This is unaffordable.

Market Mortgage Indicators


The market mortgage rate is based on a 5% interest rate and 80%
mortgage. The analysis suggests the market mortgage would be:
–

Between 39% and 46% of the average household income;
and

–

Between 82% and 96% of the 20% percentile household
income. This is unaffordable.

Land Trust Indicators

Ref: M17038



The payments for participating in the Trust are shown in the table
by item and in total generally represent 47% to 55% of the
market value of the property.



The mortgage rate is based on a 5% interest rate and 80%
mortgage. The analysis suggests the Trust mortgage would be:
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–

Around 22% of the average household income; and

–

Around 46% of the 20% percentile household income



The latter figure is not technically within the 30% disposable
income affordability guide but is far superior to market options
for the same type of property.



There are options to improve this affordability guide, such as by
lowering the cost of units to be constructed. The Trust could
offer a range of house sizes and price points to manage this
situation.

In conclusion, the Trust could structure options to deliver affordable
housing for the 20% percentile on the household income scale.
A summary of the financial results (selected years shown) is provided
below. More detailed analysis is shown in Appendix 4.
Table 18 – ELT Financial Analysis: Perspective of Participants (Note: Shows
Years 2, 5, 10, 15 and 20 Only)

Ref: M17038
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Summary
A conceptual financial assessment of a land trust model for
affordable housing provision has been generated for high-level
testing purposes. The analysis suggests that such a model can be
viable and self-sustaining if:


Land is donated (or cash for purchase of land is donated); and



The income generated from sales and resales and administration
fees covers ongoing administration, insurance and maintenance
costs.

Moreover, from the perspective of participants, the trust model
could deliver far superior affordable housing outcomes for low
income households compared to rental and mortgage options that
are currently available in the municipality.
However, there are significant financial, legal and operational risks
and uncertainties with the land trust model, particularly given there
are no operating examples currently in Victoria.
On the basis of this analysis, it is concluded that Council should not
establish such a model in the short term. At the very least, Council
should wait for operating examples to establish in Victoria and
related information to become available before such a model is
seriously entertained.

Ref: M17038

HillPDA Page 76 | 95

Equity Land Trust Feasibility Project

10

FINDINGS AND RECOMMENDATIONS
Priority housing support options for Council consideration are those
options that present relatively low risk to Council, are implementable
and can deliver housing assistance in a relatively cost effective way.
The priority options are:


Option 1 - Base Scenario (Existing Contribution);



Option 2 - Making Better Use of Existing Contribution;



Option 3 - Facilitate Denser Housing Provision via Planning
Scheme Amendments;



Option 4 - Sell Land to Housing Provider (with or without
discount);



Option 5 – Lease Land to Housing Provider (with discount);



Option 6 - Land Gift to Housing Provider; and



Option 7 - Cash Contribution to a Housing Provider.

Council should undertake a multi-faceted and ongoing program to
support appropriate social and affordable housing models to
establish in the municipality.
Such a strategy will help deliver housing assistance on an ongoing
basis. The data on need for housing assistance suggest that a fair
provision of new social or affordable dwellings over a 10 year period
is between 300 and 800 dwellings (rounded).
The land trust options have a greater degree of complexity and risk,
particularly if Council is to be an active participant in the land trust.
Should Council elect to explore a land trust option, it is
recommended that Council wait for an operating example or pilot
scheme to establish in Victoria and related information to become
available before such a model is seriously entertained.

Ref: M17038
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11

APPENDICES
Appendix 1 - Examples of Housing Support by Local
Government
Kensington Public Housing Estate Redevelopment
The redevelopment of the housing estate in Inner West Melbourne
has transformed the 1960s public housing estate with a mixture of
public, private and social housing. Public housing is integrated with
private housing.
The partners included:


OOH (land owner and purchaser of public housing);



Becton Corporation (developer);



Kensington Management Corporation (now called Urban
Communities Limited which was established as the manager of
the public housing and provider of facilities management services
to both public and private housing); and



Kensington Community Liaison Committee (community reference
group).

The 6 hectare site originally contained 586 units of public housing
managed by Office of Housing. This was the first inner city public
housing redevelopment site put out to public tender. The tender
included a requirement to provide a mix of new public and private
housing and the retention of two existing high rise public housing
towers. The tender was won by the Becton Corporation and the
redevelopment completed in stages over the period from 2002 to
2012.
The redevelopment resulted in:
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Over 200 new public homes;



220 renovated public homes;



490 new private homes; and



15 social housing properties.
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Figure 6 - Kensington Public Housing Estate Redevelopment

In 2007 the Kensington Management Company was renamed Urban
Communities Limited (UCL) and established as an independent notfor-profit organisation. The organisation manages:


Public housing on behalf of the DHS;



Private rentals;



Owner’s corporations; and



A private housing maintenance fund.

UCL maintains public housing common areas and all community
spaces on the estate. UCL also has responsibility for community
development across the estate and have invested over $2 million into
training into the local Kensington community and in creating training,
jobs and work placements for over 80 public housing residents.
St Mary’s Affordable Housing Project – BlueCHP
The St Mary’s Community Housing Project was a joint venture
between partners including:
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ComLand (the Commonwealth Governments land authority
which was owner of the site for the Australian Defence
Industries);



Delfin Lend Lease;



NSW Dept of Infrastructure, Planning and Natural Resources;



NSW Dept of Housing (responsible for the implementation of the
affordable housing requirement under the planning approval);
and



BlueCHP Ltd (the Housing Association that won the right to
acquire the affordable housing within the development).
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The project involved the development of a 1500 hectare site in
Sydney’s Western Suburbs. The site was previously owned by
Australian Defence Industries and a condition of sale stipulated that
2% of all lots would be transferred at nil consideration to the NSW
Department of Housing to provide community housing. Key features
of the project included a capital contribution from the NSW
Department of Housing to a Housing Association.
BlueCHP Ltd was appointed following tender process based on an
assessment of good design, good management and effective
leverage. BlueCHP contributed debt finance to increase the number
of affordable housing units developed.
Potts Hill - Bankstown
The Link Housing Potts Hill development project consisted of five
projects which together provided 32 affordable rental dwellings.
These developments are part of an UrbanGrowth NSW development
of 450 dwellings near Bankstown. Link Housing - a Tier 1 Registered
Community Housing Provider - secured 218 dwellings under the
Nation Building Economic Stimulus Project. As a condition of
securing these properties Link was to provide 27 further affordable
dwellings. Link delivered 32 homes two and a half years ahead of
schedule, representing a 120% return under this initiative.
The additional affordable dwellings completed comprised the
following dwellings:


Four one bedroom Accessible dwellings – with single garage;



24 two storey x two bedroom dwellings – with single garage; and



Four studio apartments - with single garage.

Project costs were as identified in the table below.
Debt finance for the project was provided by Community Sector Bank
(Bendigo and Adelaide Bank Ltd).
Twelve of the properties were developed to Gold Level Liveable
Housing Design (Adaptable Housing Standard) with all dwellings
exceeding the Building Sustainability Index (BASIX) Standard.
The dwellings were ‘salt and peppered’ through the area, reducing
the risks of stigmatisation of future housing association tenants.

Ref: M17038
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Table 19 - Project Costs - Link Housing Potts Hill
Land Cost:

$3.0 m

Build Cost:

$6.4 m

Total Cost:

$9.4 m

Average Cost per Home:

$294,000

Completed Project Value:

$12.9 m

Debt Finance:

$6.1 m

Link Equity:

$6.8 m

Source: Linkhousing.org.au

Ref: M17038
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Appendix 2 - Consultation with Selected Housing
Providers
The organisations and individuals consulted for this report are as
follows.
26th April 2017: John Endicott - General Manager, St Kilda
Community Housing
25th May 2017: Caroline Larcher - Project and Development
Manager, Women's Property Initiatives
25th May 2017: Judy Line - CEO, Lindy Parker - Operations Manager,
Women's Housing Limited
1st June 2017: Young Tsao - General Manager Housing
Developments, Launch Housing
18th May 2017: Doug Fawkner, Mount Alexander CLT
5 December 2017: Jackie Barry, Department of Health and Human
Services
Overview of Consultation Findings
Key findings from the consultation is summarised below.
Organisations consulted with would be keen to investigate their
capability with regard to participating in a social and / or affordable
housing development.
There is potential in the development of a social and / or affordable
housing development on the Mornington Peninsula Shire, with two
of the organisations nominating likely demand to come from older
women with affordable housing issues.
Other groups that might be targeted would be key workers.
Access to land - either gifted or discounted - is a key desire for
housing providers.
Organisations were prepared to consider development on land with a
long term lease rather than direct ownership.
Facilitating navigation of the planning process, and assisting in
overcoming community resistance to affordable housing provision
will reduce planning costs and professional fees during a project.
The provision of a pilot land trust project, supported by state
government, is seen as being a necessary step to advance the
concept in Victoria.

Ref: M17038
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Appendix 3 - Land Trust Model Details and Options
The following passages provide a detailed summary of text drawn
from The Australian Community Land Trust Manual (University of
Western Sydney, February 2013). The text is drawn directly from the
manual and summarised in some parts. In the text Community Land
Trust is referred to as land trust.
Table 20 - Extract of Community Land Trust Manual
Extract of Text (with Summary and Modifications)
Definition


A land trust is an organisation that can be set up as a non-profit community
organisation that provides ongoing affordable housing for eligible local
residents and can provide other community benefits.



The unique feature of a land trust is a focus on local community involvement in
ownership and operation of the organisation.



A land trust can provide any form of housing type and could include
community or commercial facilities, including workspaces, energy generation,
community food spaces, and other features according to local need and
aspiration.



A land trust can provide a range of tenure types, from rental, through
cooperative models, to resale-restricted home ownership.



Dwelling prices are controlled from excessive capital gain through affordability
formulas set by the land trust and spelled out in a lease that grants the home
owner full rights of land use and access, as well as conditions regarding
eligibility, maintenance and inheritance.



When the owner sells their home, the resale price is limited and equity is
shared with the land trust, locking in the benefit of subsidies or donations
while allowing a degree of equity gain to the seller.



The home owner can be required to sell their interest back to the land trust,
which then can make the property available to another buyer.



Land trusts also typically are notified by lenders if homeowners fall behind in
mortgage payments and have the right to intervene to cure defaults and
prevent foreclosures.
Benefits of Land Trusts



Land trusts have potential to: provide an example of addressing affordable
housing concerns (especially affordable home ownership concerns); increase
the range of housing tenure options available; foster community development
and social capital; and maintain a stock of perpetually affordable housing.
US Model
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The ‘Community Land Trust Classic’ holds title to land in perpetuity and
conveys title to any improvements (buildings / dwellings) on that land to the
resident, who then owns the improvements via a Deed of Warrant.



This model in the above form is not possible under local law, due to the
absence of a central registration system for such Deeds and no means to
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separate title to buildings from title to land.
Location of Assets


A land trust’s land stock does not have to all be on one parcel of land. It can be
a collection of sites that serves a defined area.



Most overseas land trusts have a number of separate lots throughout their
service area.
Scale of Land Trust



The larger a land trust’s portfolio, the greater its chances of mixing uses and
household incomes, and cross-subsidising itself.



Most land trusts overseas have started out with a small number of houses and
grown from there.



The initial size will be based on the land area available for the land trust and
financial capacity to build / invest.
Financial Operations



Once a land trust is established and has an income stream via regular ground
rent payments and/or other activities, hiring more staff and expanding
becomes easier. However, it is likely to take some years before a land trust can
start breaking even.
Small and Independent Land Trust Models



Smaller independent land trusts with strong local connections might have
better opportunities at attracting resources into their land trust such as:
–

Donated or subsidised land (from both the private and public sectors);

–

Sweat equity (many UK rural land trusts have been based on sweat equity
models where the future residents help build their house);

–

Donated labour and materials (through utilising the goodwill of local
builders and merchants); and

–

Securing external grant funding (from a range of government agencies and
foundations).

Tenure Structure Option 1 – Long Term Lease
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Full usage rights to the land parcels are granted to the buildings’ holders via a
long-term (usually 99-year) renewable ground lease.



This can be achieved by gaining an exemption from residential tenancies
legislation (which focuses on short-term rentals and provides consumer
protection to protect tenants from predatory landlordism).



Where a long term lease (usually 99 years) is used for a land trust, the land
trust is registered owner of the premises (house and land) and grants a long
term lease to an eligible Resident who will become the land trust lessee. The
Resident pays a Premium (lump sum) for the grant of the lease and is the
owner of the lease which gives the Resident rights to use the land and house
and any fixtures on the land for a specified period of time – the term of the
lease.



Shorter leases – for example, 40 or 50 years— could be used but this might
undermine the sense of ‘perpetuity’.
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The lease will need to cover at least:
–

Allows the imposition of duties to repair, pay rates, etc. (positive
covenants);

–

Binds subsequent owners of the freehold and subsequent tenants under
the lease (covenants run with the land);

–

Retains the housing stock within the land trust whilst providing affordable
housing;

–

Provides the Resident with a sense of ownership, with the ability to
improve the property;

–

Compensate the Resident for improvements at the end of the lease or on
its earlier surrender;

–

Impose conditions relating to eligibility, resale, transmission to
beneficiaries;

–

Allows removal (or payment of value) for fixtures erected or improved by
the Resident;

–

Makes provision for surrender and re-grant where the Resident wishes to
leave the unexpired portion of the lease to family under a will;

–

Sets out provisions relating to subleasing or transfer of the remaining
period under a lease;

–

Limitations on alterations, building requirements;

–

Stipulates restrictions on buy-back price;

–

Deals with mortgage default;

–

A lease may specify what type of mortgage the Resident can obtain – this
is referred to as an ‘approved mortgage’ and is to make sure the Resident
can pay the mortgage and has less chance of defaulting;

–

Insurance responsibilities; and

–

Surrender the lease.

One advantage of long-term leasehold is it preserves fee simple ownership in
the hands of the land trust. The land trust remains the owner of the land trust
home over the long term. However, the Resident has rights of security and
tenure close to that of a freehold home owner. It is true their rights (for
example, to any capital gain) are restricted slightly, but on the other hand they
receive benefits such as security of tenure and being able to afford a home
they otherwise could not afford. This reflects the sharing of equity and
responsibility between the land trust and Resident, and the retention of the
housing as affordable for subsequent occupants in line with the objectives of
land trusts.
Tenure Structure Option 2 – Shared Equity
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Utilise a shared equity model that splits the ownership of the title (land and
improvements) between parties.



Shared equity refers to housing tenure forms in which the equity or value of
the home is shared amongst more than one party via co-ownership (‘tenants in
common’).



The buyer and the partner (government / trust) co-owns the home. In some
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schemes, the buyer can buy the partner out of their share and achieve total
ownership (called ‘staircasing’). In other schemes, the partner retains a portion
of equity in perpetuity.


These schemes are successful at making housing affordable to buy, but do not
keep the price down to the next buyer or keep a permanent stock of affordable
homes in high cost areas, because at sale, any capital gain on the resident’s
portion goes to the resident without any discount.



The land trust might sell a specified portion of the value of the property to the
Resident for an agreed price; for example, a land trust may sell 50 per cent of
the equity and keep 50 per cent. Or the Resident’s proportion could be higher,
or lower. Each co-owner has the right to dispose of their interest by sale;
however, an agreement can restrict terms of the sale so that the land trust has
first option to buy, and the extent of capital gain on this.
Covenants



Covenants on title can be used to include land trust conditions.



Covenants may restrict use of land. These common law covenants are generally
expressed in the negative (i.e. a covenant that the fee simple owner ‘must not’
do something). Positive obligations on common law covenants are generally
unenforceable against subsequent purchasers of the lots.



At common law covenants are enforceable against subsequent purchasers if
the covenants are negative and improve the amenity or value of land retained
by the vendor.
Community Land Trust Governance Structures



These structures are:
–

Company limited by guarantee;

–

Incorporated association; and

–

-operative.



Land trust proponents would generally seek to obtain Public Benevolent
Institution (PBI) status from the Australian Tax Office (ATO) so as to avoid
liability for income tax on lease fees and other income sources.



Land trusts need not be created purely to provide perpetually affordable
housing for persons of low income.



Some land trusts may also want to obtain deductible gift recipient (DGR)
endorsement to attract tax-deductible donations of cash and land.



These tax privileges impose obligations on the land trust.
Governance Model Option 1 - Companies Limited by Guarantee

Ref: M17038



An example of a company limited by guarantee with a community land trust
mission is the Castlemaine Victoria based entity, Mount Alexander Community
Land Ltd.



A company limited by guarantee must have at least three directors and one
secretary.



The secretary must ensure the company complies with certain obligations
including the maintenance of a registered office, keeping the registered office
open to the public, and corresponding with ASIC.
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A company limited by guarantee must have at least one member. Members
must state the amount of the guarantee that they agree to in writing before
registration.



A registered company auditor must be appointed for all companies limited by
guarantee.



Because a company limited by guarantee cannot distribute dividends or assets
to members by law, a company limited by guarantee is an ideal structure for a
land trust.



Relative to small incorporated associations, financial reporting requirements
and governance for a company limited by guarantee may be more complex.
Governance Model Option 2 - Incorporated Associations



Associations are incorporated under state jurisdiction as not-for-profit.



Incorporated associations may be suitable for land trusts that operate in a
single jurisdiction.



Incorporated associations are required to submit audited financial statements
each year to members.



Land trust proponents that wish to use an incorporated association for their
land trust should fit in with the “purpose” of these jurisdictions.



Land trust boards for an association may need to specify different classes of
committee members.



An incorporated association must have a minimum number of members. In
Victoria the Act requires a minimum of five members.



An auditor only needs to be appointed when financial reporting thresholds are
reached by the association.



The steps to incorporate an association throughout the jurisdictions generally
follow these steps:
–

Five or more individuals appoint a management committee and a public
officer, and adopt a constitution;

–

The management committee authorise an application for
incorporation/registration that includes: a) a statement of the
association's objects b) a copy of the association's proposed constitution;.
c) the name of the public officer as the contact person; and d) the official
address for the association in the relevant jurisdiction; and

–

Apply for incorporation by lodging an Application for registration.



Because an association cannot distribute dividends to members by law, they
are an ideal structure for a land trust.



Removal of the statutory trading restriction means associations may engage in
trade, similar to companies limited by guarantee.



Establishment of an association is often easier and less costly than setting up a
company limited by guarantee.



Land trust proponents should check that the purposes of their proposed land
trust are purposes permitted by the association’s legislation.
Governance Model Option 3 - Non-Trading Co-operatives



Ref: M17038

Non-trading co-operatives are regulated by state legislation and regulations.
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Despite a perception that co-operatives are for the benefit of their members
only, they can also be used to provide public benefits and community service
functions.



Non-trading co-operatives have been endorsed by the ATO as public
benevolent institutions and as charitable institutions.



Non-trading co-operatives could be particularly useful in the land trust sector
because of the ability under the legislation to raise capital by:
–

Issuing shares to co-operative members;

–

Issuing debentures to co-operative members;

–

Taking out commercial loans; and

–

Issuing “Co-operative Capital Units”.



The board of directors is normally responsible for the business of managing the
co-operative.



Land trust proponents should note that the same “tripartite” classes of
directors for companies limited by guarantee may also apply for co-operative
boards.



A co-operative must have at least five members.



The co-operative legislation provides for a co-operative to keep financial
records and have those financial records audited.
–

Draft co-operative rules and discuss with prospective members;

–

Apply to the regulator to approve the draft rules;

–

If the regulator approves the draft documents, then hold a formation
meeting of prospective members to adopt the approved rules; and

–

Apply to the regulator to register the co-operative within two months of
the formation meeting.



Co-operatives must have a registered office. Unlike a company limited by
guarantee, the co-operatives legislation does not require a registered office to
be open for a certain period during business hours.



Shares (if used), cooperative capital units, debentures and loans from members
can be issued to raise capital.



A member need not use the co-operative’s services but instead may remain
effectively as a “supporter” by paying annual membership subscription.



Co-operatives have a deal of complexity not found in companies limited by
guarantee and associations. Some of this complexity arises due to the “active
member” requirements and the issuing of shares.



Co-operatives may be less familiar to land trust proponents than the other
structures.
Land Trust Establishment



The land trust will need to determine whether it wants to start up within an
existing organisation such as an existing community housing provider or charity
to take advantage of the skills, resources and capacities available, or establish
itself independently to have greater autonomy.
Board of Directors



Ref: M17038

The land trust Board can be structured in a number of ways such as two-thirds
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of its members elected from among residents of the land trust’s service area –
with one-third drawn from land trust residents, and one-third from nonresident land trust members who can be drawn from representatives of local
administrators, financiers, other non-profits, local businesses and other
experts. It is noted that, while there are benefits to having local representation,
it is important to ensure the housing associations prioritise the skills-based
approach to Board assembly.


Constitution and eligibility criteria are established at the outset.



Land trusts can be structured to be democratically accountable.
Other Partners or Members



Other parties include professionals the land trust must depend for legal advice,
appraisals and development expertise.
Staff and Volunteers



Once a land trust is established and has secured funding, it should decide
whether to employ staff or operate on a volunteer basis.



If a land trust has partnered with a funded organisation, professional staff can
be used to support establishment and operation.



Volunteers and the land trust’s membership can contribute to operations.
Regulatory and Finance Agencies



Agencies of relevance for trust operation include regulatory approvals, taxation
authority, private lenders and donors on whom the land trust must depend for
financing and operating support.
Eligibility



All adults living in that target area and meet housing need criteria are eligible
to apply for land trust land / housing.



Land trusts focus on particular forms of housing depending on their local need.
Waiting List



A land trust once established needs to establish a waiting list. Where there are
more eligible applicants than land trust homes, a ballot or lottery might take
place to determine allocation when housing becomes available. A land trust
may also adopt a prioritisation system.
Resale Formula

Ref: M17038



Each land trust holds an option to repurchase any properties on its land if an
owner chooses to sell. The price is determined by a resale formula contained in
the ground lease. Each land trust designs its resale formula so as to try to
balance equity returns to the seller with affordability to the buyer. This is
intended to maintain the affordability of the stock in perpetuity while enabling
a degree of equity gain to the seller.



The land trust will have to decide upon a resale formula (or ‘reversion formula’)
as a way of valuing the land trust and home owner’s equity share at resale.



The most commonly used formulas are based on splitting the equity between
the land trust and the home owner – 75/25 per cent respectively of the market
valuation at time of transfer or sale is the most frequently cited split in the US
sector. This has been described as best balancing affordability and mobility via

HillPDA Page 89 | 95

Equity Land Trust Feasibility Project

equity gain, while also being easy to understand and administer.


However, there are other choices and other formulas that might be used
depending on the goal, such as whether it is aiming to help people move out
into the open market and free up the land trust stock for other households, or
help stabilise communities and keep people in their housing for longer.



In addition, the land trust will also have to decide upon the level of repair and
improvement it will require or allow Residents to make, and the equity return
to be delivered on that basis.
Financial Model



Without a land donation land trusts are generally not financially sustainable.
However, in some cases a trust can lease land at market value, increase the
cost to the buyer, and the results may still be favourable (e.g. churches are
increasingly seeking to earn a yield on surplus land rather than sell it off).



With a land donation, land trusts can be financially sustainable.



After ten years (or 250 donated lots), land trusts in urban and suburban area
are making healthy surpluses which could be used to grow the land trust.
Costs and Revenues of a Land Trust



The costs of a land trust can be split into two categories: organisational costs
and land costs.



The former includes all the traditional costs with starting and running an
enterprise and running costs of the organisation.



Land costs are associated with acquiring land to put into the land trust, or the
opportunity cost of land allocated to a land trust.



The land trust would also need an amount of working capital, especially if it
was going to act as a buyer of last resort and purchase equity from Residents
who could not meet their mortgage payments.



Fees could include:
–

Membership fees;

–

Development fees;

–

Services Fee; and

–

Administration Fee.

Other Tax Matters


Land trust proponents should consider means to exempt from duty provisions.



Land trusts may be able to obtain exemptions under local government
legislation from payment of council rates and other charges. Exemptions are
generally available for charitable institutions.
Launching a Land Trust

Ref: M17038



Hold a strategy and planning meeting of the ‘core’ group.



Adopt a Constitution, and form as a company, association or co-op, and
appoint or elect office bearers.



Decide who the target households are.



Decide what the target area(s) are.



Develop a membership recruitment strategy based on these two factors (3 and
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4).


Publicise that the land trust is forming.



Identify potential allies and make contact with them.



Identify potential sources of funding and land and make contact with them.



Carry out membership recruitment strategy.



Publicise and hold public forums.



Hold land trust meetings of members.



Undertake detailed strategic planning – identify funding and land available,
how to make best use of those assets, accessing loan finance, stock targets
(including income mix, tenure types and any cross-subsidies) and a timeline for
actions.



Launch the land trust as a public event.



Refine detailed operational procedures such as eligibility criteria, waiting lists,
etc.



Begin housing people.
The Potential Role of Local Government in Enabling Land Trusts



Provision of access to local government property for affordable housing
provision.



Use of a planning uplift mechanism to generate benefits for a land trust.



Utilisation of existing affordable housing provisions, such as mandatory
developer contributions or inclusionary zoning requirements.



Negotiated outcomes with developers.

Source: The Australian Community Land Trust Manual (University of Western Sydney, February
2013)

Ref: M17038
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Appendix 4 - Land Trust Feasibility Analysis
Table 21 - ELT Financial Analysis: Land Purchased at Market Value
LAND TRUST - LAND PURCHASED
Governance and Tenure Model
Companies Limited by Guarantee
Long Term Lease Model
Land Trust Builds and Leases Dwellings
YEAR
DWELLING ASSUMPTIONS
Unit Development assumptions
Number of Dwelling Units
Land Area Square Metres (sqm)
Land Area Hectares (ha)
Site Value Before Inflation
Site Value After Inflation
Dwelling Construction Before Inflation
Dwelling Construction After Inflation
Cumulative Capital Improvements After Inflation
Resales of Unit Assumptions
Property Sales Rate

0

1

2

3

4

5

6

7

0
0
0.00
$0
$0
$0
$0
$0

0
0
0.00
$0
$0
$0
$0
$0

5
1,750
0.18
$1,750,000
$1,874,644
-$1,000,000
-$1,040,400
$1,040,400

5
3,500
0.35
$3,500,000
$3,880,513
-$1,000,000
-$1,061,208
$2,122,416

5
5,250
0.53
$5,250,000
$6,024,496
-$1,000,000
-$1,082,432
$3,247,296

5
7,000
0.70
$7,000,000
$8,313,804
-$1,000,000
-$1,104,081
$4,416,323

10
10,500
1.05
$10,500,000
$12,907,181
-$2,000,000
-$2,252,325
$6,756,975

10
14,000
1.40
$14,000,000
$17,811,910
-$2,000,000
-$2,297,371
$9,189,485

0

0

0

0

0

1

1

1

2

2

2

2

2

2

2

2

2

2

2

2

2

-$10,000
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

-$1,874,644 -$1,940,256 -$2,008,165 -$2,078,451 -$4,302,394
-$103,105 -$106,714 -$110,449 -$114,315
-$236,632
-$1,040,400 -$1,061,208 -$1,082,432 -$1,104,081 -$2,252,325

-$4,452,977
-$244,914
-$2,297,371

-$4,608,832
-$253,486
-$2,343,319

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
-$8,323
-$16,979
-$25,978
-$35,331
-$54,056
$0
-$4,162
-$8,490
-$12,989
-$17,665
-$27,028
$0
-$832
-$1,698
-$2,598
-$3,533
-$5,406
$0
-$10,404
-$21,224
-$32,473
-$44,163
-$67,570
-$10,000 -$3,041,870 -$3,156,569 -$3,275,085 -$3,397,539 -$6,945,409

-$73,516
-$36,758
-$7,352
-$91,895
-$7,204,783

-$93,733
-$46,866
-$9,373
-$117,166
-$7,472,774

-$95,607
-$47,804
-$9,561
-$119,509
-$272,481

-$97,520
-$48,760
-$9,752
-$121,899
-$277,931

-$99,470
-$49,735
-$9,947
-$124,337
-$283,489

-$101,459
-$50,730
-$10,146
-$126,824
-$289,159

-$103,489
-$51,744
-$10,349
-$129,361
-$294,942

-$105,558
-$52,779
-$10,556
-$131,948
-$300,841

-$107,669
-$53,835
-$10,767
-$134,587
-$306,858

-$109,823
-$54,911
-$10,982
-$137,279
-$312,995

-$112,019
-$56,010
-$11,202
-$140,024
-$319,255

-$114,260
-$57,130
-$11,426
-$142,825
-$325,640

-$116,545
-$58,272
-$11,654
-$145,681
-$332,153

-$118,876
-$59,438
-$11,888
-$148,595
-$338,796

$563,081
$56,308
$50,677
$1,126,162
$1,796,229

$574,343
$57,434
$68,921
$2,297,371
$2,998,070

$585,830
$117,166
$87,874
$2,343,319
$3,134,189

$0
$119,509
$89,632
$2,390,185
$2,599,326

$0
$121,899
$91,425
$0
$213,324

$0
$124,337
$93,253
$0
$217,591

$0
$126,824
$95,118
$0
$221,942

$0
$129,361
$97,020
$0
$226,381

$0
$131,948
$98,961
$0
$230,909

$0
$134,587
$100,940
$0
$235,527

$0
$137,279
$102,959
$0
$240,237

$0
$140,024
$105,018
$0
$245,042

$0
$142,825
$107,118
$0
$249,943

$0
$145,681
$109,261
$0
$254,942

$0
$148,595
$111,446
$0
$260,041

-$10,000 -$2,773,967 -$1,814,141 -$1,897,690 -$1,929,111 -$5,149,180

-$4,206,713

-$4,338,586

$2,326,845

-$64,607

-$65,899

-$67,217

-$68,561

-$69,932

-$71,331

-$72,758

-$74,213

-$75,697

-$77,211

-$78,755

FINANCIAL ANALYSIS
Establishment
Establishment and Legal Costs
-$10,000
Staff Time at Establishment
$0
Asset Establishment
Cost of Land After Inflation
$0
Taxes and Legals
$0
Dwelling Construction After Inflation if Built by Trust$0
Recurrent Costs
Salary and Wages After Inflation
$0
Other Administrative Costs After Inflation
$0
Overheads After Inflation
$0
Maintenance of Property
$0
Total Costs
-$10,000
Revenues
Initial Payment - New Units - After Inflation
$0
Initial Payment - Resales - After Inflation
$0
Administration Fee (Annual) After Inflation
$0
Payment for Units If Built By Trust After Inflation
$0
Total Revenue
$0
Financial Summary
Net Cash Flow
-$10,000
BANK ACCOUNT ANALYSIS
Year
Account - Start of Year
Interest Earned on Savings
interest Paid on Borrowings
Account - End of Year

0
-$10,000
$0
-$500
-$10,500

INFLATION RATES
Land
Construction
Wages
Administration
Resales
Interest Earned on Savings
interest Paid on Borrowings

3.5%
2.0%
2.0%
2.0%
2.0%
2.0%
5.0%

$0
$0
$0

$0
$0
$0
$0
$0

$260,100
$0
$7,803
$0
$267,903

$265,302
$270,608
$276,020
$0
$0
$55,204
$15,918
$24,355
$33,122
$1,061,208 $1,082,432 $1,104,081
$1,342,428 $1,377,395 $1,468,427

8

9

10

11

12

13

14

15

16

17

18

19

20

10
0
0
0
0
0
0
0
0
0
0
0
0
17,500
17,500
17,500
17,500
17,500
17,500
17,500
17,500
17,500
17,500
17,500
17,500
17,500
1.75
1.75
1.75
1.75
1.75
1.75
1.75
1.75
1.75
1.75
1.75
1.75
1.75
$17,500,000 $17,500,000 $17,500,000 $17,500,000 $17,500,000 $17,500,000 $17,500,000 $17,500,000 $17,500,000 $17,500,000 $17,500,000 $17,500,000 $17,500,000
$23,044,158 $23,850,704 $24,685,478 $25,549,470 $26,443,702 $27,369,231 $28,327,154 $29,318,605 $30,344,756 $31,406,822 $32,506,061 $33,643,773 $34,821,305
-$2,000,000
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
-$2,343,319
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$11,716,594 $11,950,926 $12,189,944 $12,433,743 $12,682,418 $12,936,066 $13,194,788 $13,458,683 $13,727,857 $14,002,414 $14,282,462 $14,568,112 $14,859,474

1
2
3
4
5
6
7
8
9
10
11
12
13
14
15
16
17
18
19
20
-$20,500 -$2,692,387 -$4,534,433 -$6,548,396 -$8,690,612 -$14,037,691 -$18,701,375 -$23,721,544 -$22,580,776 -$23,774,422 -$25,029,041 -$26,347,710 -$27,733,657 -$29,190,272 -$30,721,117 -$32,329,930 -$34,020,640 -$35,797,369 -$37,664,448 -$39,626,426
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
-$1,025
-$134,619 -$226,722 -$327,420 -$434,531
-$701,885
-$935,069 -$1,186,077 -$1,129,039 -$1,188,721 -$1,251,452 -$1,317,386 -$1,386,683 -$1,459,514 -$1,536,056 -$1,616,497 -$1,701,032 -$1,789,868 -$1,883,222 -$1,981,321
-$21,525 -$2,827,006 -$4,761,155 -$6,875,816 -$9,125,143 -$14,739,576 -$19,636,444 -$24,907,621 -$23,709,815 -$24,963,143 -$26,280,493 -$27,665,096 -$29,120,340 -$30,649,786 -$32,257,173 -$33,946,427 -$35,721,672 -$37,587,237 -$39,547,670 -$41,607,747

Ref: M17038
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Table 22 - ELT Financial Analysis: Land Donated to Trust

LAND TRUST - LAND DONATED
Governance and Tenure Model
Companies Limited by Guarantee
Long Term Lease Model
Land Trust Builds and Leases Dwellings

DWELLING ASSUMPTIONS
Unit Development assumptions
Number of Dwelling Units
Land Area Square Metres (sqm)
Land Area Hectares (ha)
Site Value Before Inflation
Site Value After Inflation
Dwelling Construction Before Inflation
Dwelling Construction After Inflation
Cumulative Capital Improvements After Inflation
Resales of Unit Assumptions
Property Sales Rate

0

1

0
0
0.00
$0
$0
$0
$0
$0

0
0
0.00
$0
$0
$0
$0
$0

0

0

0

0

0

1

1

1

2

2

2

2

2

2

2

2

2

2

2

2

2

-$10,000
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0

$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
-$1,040,400 -$1,061,208 -$1,082,432 -$1,104,081 -$2,252,325

$0
$0
-$2,297,371

$0
$0
-$2,343,319

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
$0
$0

$0
-$8,323
-$16,979
-$25,978
-$35,331
-$54,056
$0
-$4,162
-$8,490
-$12,989
-$17,665
-$27,028
$0
-$832
-$1,698
-$2,598
-$3,533
-$5,406
$0
-$10,404
-$21,224
-$32,473
-$44,163
-$67,570
-$10,000 -$1,064,121 -$1,109,599 -$1,156,471 -$1,204,773 -$2,406,384

-$73,516
-$36,758
-$7,352
-$91,895
-$2,506,892

-$93,733
-$46,866
-$9,373
-$117,166
-$2,610,457

-$95,607
-$47,804
-$9,561
-$119,509
-$272,481

-$97,520
-$48,760
-$9,752
-$121,899
-$277,931

-$99,470
-$49,735
-$9,947
-$124,337
-$283,489

-$101,459
-$50,730
-$10,146
-$126,824
-$289,159

-$103,489
-$51,744
-$10,349
-$129,361
-$294,942

-$105,558
-$52,779
-$10,556
-$131,948
-$300,841

-$107,669
-$53,835
-$10,767
-$134,587
-$306,858

-$109,823
-$54,911
-$10,982
-$137,279
-$312,995

-$112,019
-$56,010
-$11,202
-$140,024
-$319,255

-$114,260
-$57,130
-$11,426
-$142,825
-$325,640

-$116,545
-$58,272
-$11,654
-$145,681
-$332,153

-$118,876
-$59,438
-$11,888
-$148,595
-$338,796

$563,081
$56,308
$50,677
$1,126,162
$1,796,229

$574,343
$57,434
$68,921
$2,297,371
$2,998,070

$585,830
$117,166
$87,874
$2,343,319
$3,134,189

$0
$119,509
$89,632
$2,390,185
$2,599,326

$0
$121,899
$91,425
$0
$213,324

$0
$124,337
$93,253
$0
$217,591

$0
$126,824
$95,118
$0
$221,942

$0
$129,361
$97,020
$0
$226,381

$0
$131,948
$98,961
$0
$230,909

$0
$134,587
$100,940
$0
$235,527

$0
$137,279
$102,959
$0
$240,237

$0
$140,024
$105,018
$0
$245,042

$0
$142,825
$107,118
$0
$249,943

$0
$145,681
$109,261
$0
$254,942

$0
$148,595
$111,446
$0
$260,041

FINANCIAL ANALYSIS
Establishment
Establishment and Legal Costs
-$10,000
Staff Time at Establishment
$0
Asset Establishment
Cost of Land After Inflation
$0
Taxes and Legals
$0
Dwelling Construction After Inflation if Built by Trust$0
Recurrent Costs
Salary and Wages After Inflation
$0
Other Administrative Costs After Inflation
$0
Overheads After Inflation
$0
Maintenance of Property
$0
Total Costs
-$10,000
Revenues
Initial Payment - New Units - After Inflation
$0
Initial Payment - Resales - After Inflation
$0
Administration Fee (Annual) After Inflation
$0
Payment for Units If Built By Trust After Inflation
$0
Total Revenue
$0
Financial Summary
Net Cash Flow
-$10,000

BANK ACCOUNT ANALYSIS
Year
Account - Start of Year
Interest Earned on Savings
interest Paid on Borrowings
Account - End of Year

0
-$10,000
$0
-$500
-$10,500

NFLATION RATES
Land
Construction
Wages
Administration
Resales
Interest Earned on Savings
interest Paid on Borrowings

3.5%
2.0%
2.0%
2.0%
2.0%
2.0%
5.0%

$0
$0
$0

2

3

4

5

6

5
5
5
5
10
1,750
3,500
5,250
7,000
10,500
0.18
0.35
0.53
0.70
1.05
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
-$1,000,000 -$1,000,000 -$1,000,000 -$1,000,000 -$2,000,000
-$1,040,400 -$1,061,208 -$1,082,432 -$1,104,081 -$2,252,325
$1,040,400 $2,122,416 $3,247,296 $4,416,323 $6,756,975

8

9

10

11

12

13

14

15

16

17

18

19

20

10
10
0
0
0
0
0
0
0
0
0
0
0
0
14,000
17,500
17,500
17,500
17,500
17,500
17,500
17,500
17,500
17,500
17,500
17,500
17,500
17,500
1.40
1.75
1.75
1.75
1.75
1.75
1.75
1.75
1.75
1.75
1.75
1.75
1.75
1.75
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
-$2,000,000 -$2,000,000
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
-$2,297,371 -$2,343,319
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$0
$9,189,485 $11,716,594 $11,950,926 $12,189,944 $12,433,743 $12,682,418 $12,936,066 $13,194,788 $13,458,683 $13,727,857 $14,002,414 $14,282,462 $14,568,112 $14,859,474

$0
$0
$0
$0
$0

$260,100
$0
$7,803
$0
$267,903

-$10,000

-$796,218

$232,829

$220,924

$263,654

-$610,155

$491,178

$523,732

$2,326,845

-$64,607

-$65,899

-$67,217

-$68,561

-$69,932

-$71,331

-$72,758

-$74,213

-$75,697

-$77,211

-$78,755

1
-$20,500
$0
-$1,025
-$21,525

2
-$817,743
$0
-$40,887
-$858,630

3
-$625,801
$0
-$31,290
-$657,091

4
-$436,167
$0
-$21,808
-$457,975

5
-$194,321
$0
-$9,716
-$204,037

6
-$814,192
$0
-$40,710
-$854,901

7
-$363,723
$0
-$18,186
-$381,909

8
$141,822
$2,836
$0
$144,659

9
$2,471,504
$49,430
$0
$2,520,934

10
$2,456,327
$49,127
$0
$2,505,454

11
$2,439,555
$48,791
$0
$2,488,346

12
$2,421,129
$48,423
$0
$2,469,552

13
$2,400,991
$48,020
$0
$2,449,011

14
$2,379,078
$47,582
$0
$2,426,660

15
$2,355,329
$47,107
$0
$2,402,435

16
$2,329,678
$46,594
$0
$2,376,271

17
$2,302,059
$46,041
$0
$2,348,100

18
$2,272,403
$45,448
$0
$2,317,851

19
$2,240,640
$44,813
$0
$2,285,453

20
$2,206,697
$44,134
$0
$2,250,831
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$265,302
$270,608
$276,020
$0
$0
$55,204
$15,918
$24,355
$33,122
$1,061,208 $1,082,432 $1,104,081
$1,342,428 $1,377,395 $1,468,427
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Table 23 – ELT Financial Analysis: Perspective of Participants
LAND TRUST PARTCIPANTS
YEAR
PERSPECTIVE OF MEMBER / HOME OWNER
Land and Unit Prices
Value of Land (250 sqm lot)
Value of Unit (Improvements)
Total Property value
Household Income
Average Household Income
20% Percentile on Household Income Scale
Market Rental Indicators
Rental Rate at 5% of Value
Share of Average Household Income
Share of 20% Percentile on Income Scale
Market Mortgage Indicators
Mortgage Assuming 80% Borrowing
Mortgage Repayment
Share of Average Household Income
Share of 20% Percentile on Income Scale
Land Trust Indicators
Initial Joining Payment
Administration Fee
Payment of Units
Total Cost to Member
Percent of Market Value
Mortgage Repayment
Share of Average Household Income
Share of 20% Percentile on Income Scale
INFLATION AND MORTGAGE RATES
Land
Construction
Resales
Income
Mortgage Interest

0

1

2

3

4

5

6

7

8

9

10

11

12

13

14

15

16

17

18

19

20

#DIV/0!
#DIV/0!
#DIV/0!

#DIV/0!
#DIV/0!
#DIV/0!

$267,806
$208,080
$475,886

$277,179
$212,242
$489,421

$286,881
$216,486
$503,367

$296,922
$220,816

$318,070
$229,737
$547,807

$329,202
$234,332
$563,534

$340,724
$239,019
$579,743

$352,650
$243,799
$596,449

$364,992
$248,675
$613,667

$377,767
$253,648
$631,416

$390,989
$258,721
$649,710

$404,674
$263,896
$668,569

$418,837
$269,174
$688,011

$433,497
$274,557
$708,054

$448,669
$280,048
$728,717

$464,372
$285,649
$750,022

$480,625
$291,362

$517,738

$307,314
$225,232
$532,546

$771,988

$497,447
$297,189
$794,637

$61,723
$29,457

$61,723
$29,457

$62,957
$30,046

$64,217
$30,647

$65,501
$31,260

$66,811
$31,885

$68,147
$32,523

$69,510
$33,173

$70,900
$33,837

$72,318
$34,514

$73,765
$35,204

$75,240
$35,908

$76,745
$36,626

$78,280
$37,359

$79,845
$38,106

$81,442
$38,868

$83,071
$39,645

$84,732
$40,438

$86,427
$41,247

$88,156
$42,072

$89,919
$42,913

#DIV/0!
#DIV/0!
#DIV/0!

#DIV/0!
#DIV/0!
#DIV/0!

$23,794
38%
79%

$24,471
38%
80%

$25,168
38%
81%

$25,887
39%
81%

$26,627
39%
82%

$27,390
39%
83%

$28,177
40%
83%

$28,987
40%
84%

$29,822
40%
85%

$30,683
41%
85%

$31,571
41%
86%

$32,486
41%
87%

$33,428
42%
88%

$34,401
42%
89%

$35,403
43%
89%

$36,436
43%
90%

$37,501
43%
91%

$38,599
44%
92%

$39,732
44%
93%

#DIV/0!
#DIV/0!
#DIV/0!
#DIV/0!

#DIV/0!
#DIV/0!
#DIV/0!
#DIV/0!

$380,709
$24,766
39%
82%

$391,537
$25,470
40%
83%

$402,694
$26,196
40%
84%

$414,190
$26,944

$426,037
$27,714
41%
85%

$438,246
$28,509
41%
86%

$450,827
$29,327
41%
87%

$463,794
$30,170
42%
87%

$477,159
$31,040
42%
88%

$490,934
$31,936
42%
89%

$505,132
$32,860

$519,768
$33,812
43%
91%

$534,856
$34,793
44%
91%

$550,409
$35,805
44%
92%

$566,443
$36,848
44%
93%

$582,974
$37,923
45%
94%

$600,017
$39,032
45%
95%

$617,590
$40,175

$635,709
$41,354
46%
96%

$50,000
#DIV/0!
#DIV/0!
#DIV/0!
#DIV/0!
#DIV/0!
#DIV/0!
#DIV/0!

$51,000
#DIV/0!
#DIV/0!
#DIV/0!
#DIV/0!
#DIV/0!
#DIV/0!
#DIV/0!

$52,020
$1,561
$208,080
$261,661
55.0%
$17,021
27.0%
56.7%

$53,060
$1,592
$212,242
$266,894
54.5%
$17,362
27.0%
56.7%

$54,122
$1,624
$216,486
$272,232
54.1%
$17,709
27.0%
56.7%

$55,204
$1,656
$220,816
$277,676
53.6%
$18,063
27.0%

$56,308
$1,689
$225,232
$283,230
53.2%
$18,425
27.0%
56.7%

$57,434
$1,723
$229,737
$288,894
52.7%
$18,793
27.0%
56.7%

$58,583
$1,757
$234,332
$294,672
52.3%
$19,169
27.0%
56.7%

$59,755
$1,793
$239,019
$300,566
51.8%
$19,552
27.0%
56.7%

$60,950
$1,828
$243,799
$306,577
51.4%
$19,943
27.0%
56.7%

$62,169
$1,865
$248,675
$312,709
51.0%
$20,342
27.0%
56.7%

$63,412
$1,902
$253,648
$318,963
50.5%
$20,749
27.0%

$64,680
$1,940
$258,721
$325,342
50.1%
$21,164
27.0%
56.7%

$65,974
$1,979
$263,896
$331,849
49.6%
$21,587
27.0%
56.7%

$67,293
$2,019
$269,174
$338,486
49.2%
$22,019
27.0%
56.7%

$68,639
$2,059
$274,557
$345,256
48.8%
$22,459
27.0%
56.7%

$70,012
$2,100
$280,048
$352,161
48.3%
$22,909
27.0%
56.7%

$71,412
$2,142
$285,649
$359,204
47.9%
$23,367
27.0%
56.7%

$72,841
$2,185
$291,362
$366,388
47.5%
$23,834
27.0%

40%
85%

56.7%

43%
90%

56.7%

46%
95%

56.7%

3.5%
2.0%
2.0%
2.0%
5.0%
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$74,297
$2,229
$297,189
$373,716
47.0%
$24,311
27.0%
56.7%

Equity Land Trust Feasibility Project

ABN 52 003 963 755

MELBOURNE
Suite 114, 838 Collins Street
Docklands VIC 3008
t: +61 3 9629 1842
f: +61 3 9629 6315
e: melbourne@hillpda.com

SYDNEY
Level 3, 234 George Street
Sydney NSW 2000
GPO Box 2748 Sydney NSW 2001
t: +61 2 9252 8777
f: +61 2 9252 6077
e: sydney@hillpda.com
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