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Introduction 

The National Rental Affordability Scheme (known as NRAS) funded the delivery of the largest-ever 
supply of affordable housing in Australia, with more than 38,000 new properties approved nationally, 
including 6,545 in NSWi. Community housing providers in NSW have delivered significant long-term 
outcomes by leveraging NRAS and delivering affordable housing projects in unaffordable locations 
across NSW. Community housing providers have leveraged NRAS to: 

• Deliver 3,514 NRAS properties in locations that are unaffordable for moderate income 
households alone and in partnership with private investors 

• Deliver 25% of their NRAS portfolio in regional areas 
• Retain 3,161 properties in perpetuity, 94% of which are in locations that are unaffordable for 

moderate income households 
• Provide value for money for government investment with an average subsidy of only $3,037 for a 

year of housing assistance. 

Designed as flat rate annual payments for 10 years from the Australian and state and territory 
governments to encourage new housing supply, the program required new dwellings to be leased to 
low-income households at discounted rates for 10 yearsii. While the payments are indexed by the 
rental component of CPI every year, the payment is not tailored to the dwelling type or local housing 
costs. At the end of the payment period, the properties may revert to market housing, but community 
housing providers are retaining all of the NRAS properties they own, securing those affordable housing 
dwellings in perpetuity. 

NRAS provided two important affordable housing benefits:  

• Substantial increase to the supply of discounted rental properties: The minimum 20% discount to 
market rent required by NRAS directly benefited thousands of lower income households at a scale 
achieved by no other program. This reduction in housing costs also reduced demand pressures on 
the private market, particularly in locations with greater concentrations of NRAS supply. 

• Targeted housing options for lower income households: NRAS required rental dwellings to be 
targeted to lower-income households. This provided a critical affordability benefit for these 
households, who, without adequate interventions, must compete with higher income households 
for rental housing on the private market. Recent analysis has found that as of 2016, there was an 
absolute supply gap of 5,900 properties for low-income households, and due to low-cost rental 
properties being tenanted by higher income households, the supply gap for affordable and 
available housing is at record levels, being 305,000 dwellings in Greater Sydney in 2016iii.  

Community housing providers (CHPs) built on the 10-year affordable housing benefits of the NRAS and 
used them as an opportunity to deliver long-term housing to lower income households, including 
social housing eligible households. 

By the end of NRAS in 2026, 6,545 NRAS properties in NSW will have exited the Scheme. This report 
analyses the scale and timing of NRAS exits across CHP, not-for-profit, and private owners, and 
develops a picture of transition implications across sectors. NRAS dwellings owned by for-profit 
organisations, including properties managed by CHPs, are expected to exit the affordable housing 
system and return to the private market—either for rent or for purchase—when their NRAS payments 
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end. On the other hand, CHPs designed and delivered their NRAS portfolios upfront to maximise long-
term outcomes and minimise the need to evict tenants and increase rents when payments end.  

Analysis of the NRAS portfolio shows: 

• CHPs will retain all 3,161 NRAS properties they own and continue to manage 
them as affordable housing 

• All but 24 NRAS properties owned by other investors will leave the affordable 
housing system once NRAS payments end 

• 3,360 NRAS properties will exit the affordable housing system. 

• 3,197 of the lost NRAS properties are located in LGAs that are unaffordable for 
moderate income households. 

 

This report analyses these projected trends and identifies likely impacts on: 

• Housing markets 
• Tenants who lose their affordable homes 
• The social and affordable housing system due to increased demand from tenants who are unable 

to find secure accommodation in the private market 
• Community housing providers’ operations. 

The NSW Registrar of Community Housing’s 2019 report Winding Down of NRAS considered how the 
decline in financial payments to CHPs would affect their financial viability. It found that CHPs have 
effective planning strategies in place to manage the impact on tenants and cash flowiv. All CHPs have 
NRAS transition plans in place, and nationally, Registrars are confident in these organisational 
management plans.  

While CHPs have organisational practices and policies in place to support a seamless transition, this 
report aims to improve their capacity to mitigate system-wide impacts. It identifies practices around 
engaging with tenants, ending tenancies, and ending or amending management arrangements that 
aim to mitigate potential risks for tenants and CHPs at the end of NRAS. 

Methodology  

The research for this report was undertaken through stakeholder interviews and qualitative analysis of 
interviewee’s perspectives on issues and trends arising at the end of NRAS, including the likelihood of 
retaining NRAS dwellings in the affordable housing sector, operational and tenant impacts, and how to 
minimise impacts on tenants and organisations.  

The research also included analysis of data on NRAS properties from the Australian Government 
Department of Social Services (DSS) and NSW Government Department of Communities and Justice 
(DCJ). This included assessing the timing of exits, the spatial concentration of exits, and analysis of 
housing affordability for tenants in locations losing NRAS properties.  

 

Findings 
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In NSW as of 2019, 6,545 properties had been approved under NRAS. While all of these properties will 
transition out of NRAS by the end of 2026, some will be retained as affordable housing. This report 
outlines: 

• the anticipated timeframes when properties will exit NRAS 
• how many properties will exit the affordable housing system as a result 
• potential housing market impacts in areas where exits will be concentrated. 

Where NRAS properties were delivered  

NRAS provided a historic and significant increase in affordable housing across NSW, with 72% provided 
in the Greater Sydney area, despite the flat rate payment providing a relatively greater financial 
benefit in lower priced marketsv. NRAS projects fall into 3 groups: 

• CHP-owned dwellings: 3,161 NRAS dwellings owned by CHPs 
• CHP-managed dwellings: 678 NRAS dwellings managed by CHPs, but owned by private investors 
• Private dwellings: 2,706 NRAS dwellings owned and managed by private or other non-CHP 

organisations and investors. 

There are distinct geographic differences in these groups. CHP-owned and private dwellings are spread 
across NSW, with more than 25% in Regional NSW, but only 2% of the CHP-managed (privately owned) 
supply is in Regional NSW. For both CHP-managed and CHP-owned NRAS dwellings, approximately a 
third of properties are located in Northwest Sydney, followed by City and Harboursidevi. Private NRAS 
supply in Greater Sydney is more likely to be located in the City and Harbourside (42%) with a much 
smaller proportion in Northwest Sydney (17%). 

Figure 1. Map of NRAS properties (Greater Sydney all sectors) 

 
Source: CHIA NSW analysis of Australian Government and NSW Department of Communities and Justice CHIMES Data, as at 1 
January 2019. Circles indicate relative scale of supply in the LGAs in which NRAS projects have occurred. 

CHP-owned 

CHP-managed 

Private 
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Source: CHIA NSW analysis of Australian Government and NSW Department of Communities and Justice CHIMES Data 1 as at 
January 2019. Circles indicate relative scale of supply in the LGAs in which NRAS projects have occurred. 

Figure 3. Map of NRAS properties (All of NSW all sectors) 

 
Source: CHIA NSW analysis of Australian Government and NSW Department of Communities and Justice CHIMES Data as at 1 
January 2019. Circles do not indicate relative scale of supply in the LGA s in which NRAS projects have occurred. 
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When will NRAS dwellings exit 

Figure 4 shows the anticipated timing of properties exiting the NRAS over the period 2018 to 2026. 
This pattern reflects both that NRAS funding was allocated in a series of funding rounds commencing in 
2008 and the fact that the 10-year NRAS payment period commenced when the properties became 
tenantable. Only new properties were eligible for NRAS, and as such there was a (sometimes 
substantial) lag between approval and property completion. The sharp increase in exits in 2026 reflects 
the 2014 determination by the Australian Government that NRAS would end in 2026, even if dwellings 
were completed after 2017.  

Figure 4. Annual NRAS Exits and Total NRAS Supply in NSW (2018 to 2026) 

 

Source: CHIA NSW analysis of NSW DCJ and Australian Government CHIMES Data as at 1 January 2019. 

How many properties will be retained as affordable housing 

The primary determinant of whether an NRAS property will be retained as affordable housing is 
whether or not it is owned by a CHP. Figure 5 shows the annual number of properties that will be 
retained as affordable housing as the NRAS portfolio declines. In 2027, at the end of NRAS, 3185 ex-
NRAS properties will still be housing affordable housing tenants. Our research has found: 

• All but 24 of the 2,706 NRAS properties delivered by other investors are anticipated to exit the 
affordable housing system when the 10-year payment period ends.  

• CHPs, on the other hand, will retain all 3,161 NRAS properties they own (48.3% of all NRAS 
properties in NSW), despite the fact that the financial incentive and legal requirement to retain 
them as affordable housing will cease.  

• CHPs anticipate the private owners of the 678 CHP-managed NRAS dwellings will stop leasing their 
properties as affordable housing unless additional incentives are available.  
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Figure 5. NRAS supply vs retained affordable housing supply in NSW 

 

Source: CHIA NSW analysis of NSW DCJ and Australian Government CHIMES Data as at 1 January 2019. 

CHPs Delivering Long-Term Outcomes 

NRAS was designed to provide an incentive for developers and investors to construct new rental 
housing for lower income households. The payment was designed to bring forward new supply, but 
alone, the time-limited payment would not be sufficient for private owners to retain dwellings long-
term at discounted rents for lower income households.  

Overall, CHPs significantly increased both the scale of affordable housing supply delivered through 
NRAS in NSW and ensured the time-limited program contributes to long-term housing security for 
affordable housing tenants. CHP’s retention of 3,161 dwellings means NRAS tenants will remain 
housed. This ensures the NRAS investment will deliver a permanent increase to affordable housing 
supply in NSW at a time when demand for such housing is increasing.  

Benefits of CHP Delivery 

CHPs’ design of NRAS projects and portfolios maximised value for money and housing outcomes by: 

• Delivering long term outcomes: CHPs have delivered 3,161 NRAS dwellings in NSW that they will 
hold in perpetuity. The NRAS payments for these properties would amount to approximately 
$314.2 million over 10 years or an average payment of $9,900 per annum for 10 years of housing 
assistance. Because CHPs’ rent these properties as affordable housing for a minimum of 40 years, 
this reduces the average payment to $2,485 per annum for 40 years of housing assistance vii.  

• Delivering high quality tenant outcomes: CHPs exceed NRAS requirements by housing lower 
income households including social housing eligible households and by charging rents that are 
genuinely affordable to households, rather than the minimum 20% discount to market rent 
required under NRAS. CHPs also engage with tenants who experience financial hardship and 
support sustainable tenancies.  
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• Delivering mixed tenure projects: CHPs developed projects mixing social housing, market housing, 
and NRAS-subsidised properties to provide housing options for tenants at different points in their 
housing journey. 

• Attracting private investors to the Scheme: CHPs reached out to private developers and investors 
promoting the NRAS opportunity and, as a result, increased private sector participation by 25%viii. 
Developers otherwise would have charged full market rents for these properties, would likely have 
delivered them later, and not targeted rentals to NRAS eligible households.  

CHPs achieved these outcomes in part by leveraging state investment in order to deliver more housing 
opportunities. By layering and mixing subsidy types, CHPs were able to multiply the number of 
properties delivered and to deepen the rental subsidy for lower income households—meeting supply 
and housing market objectives and addressing the significant demand for social and affordable 
housing. CHPs’ delivery of positive outcomes was supported by the NSW Government enabling and 
funding layered projects. 

Building Future Opportunities 

To successfully deliver the NRAS portfolio, CHPs expanded their organisational capacity in financing, 
property development, housing management, and strategic asset management. While NRAS was not 
the first program that encouraged and funded CHPs to develop social and affordable housing, the scale 
of NRAS far exceeded previous programs and provided an opportunity for significant growth. Between 
2008 and 2015, the community housing sector grew from 15,397 to 28,214 propertiesix. NRAS supply 
made up 25% of this growth, and an even greater proportion of the growth of properties owned by 
CHPs, as much of the growth between 2008 and 2015 in the community housing sector was made up 
of social housing homes under management by CHPs.  

CHPs leveraged this growth to: 

• improve cost effective housing construction as they designed dwellings for long-term retention as 
affordable housing 

• refine operational and strategic planning 
• significantly increase investment in place-making and services to assist tenants to maintain 

tenancies.  

These capacity and capability gains were immediately invested in delivering outcomes through social 
housing delivery programs, including the Social and Affordable Housing Fund and Communities Plus, 
where CHPs are investing significant equity and debt finance as well as their expertise in finance and 
development to deliver new social housing supply and invest in expanded tenant engagement or place 
making. 

CHPs will continue to leverage their expanded organisational and strategic capabilities to deliver new 
partnerships and programs. Key lessons from NRAS have included: 

• Affordable housing rental models need to plan for mixed revenue from lower income and social 
housing tenants 

• Designing new financial structures and contractual arrangements are expensive and time 
consuming 

• CHPs are adept and flexible partners for government, and they can work with private investors and 
developers to increase participation in government initiatives and expand supply in different 
markets, housing types, and locations. 
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CHPs’ contribution and commitment to overcoming the limitations of NRAS’s program design to 
deliver long-term housing outcomes and genuinely affordable rents (instead of discounted rents), 
including for social housing eligible households, has come at a relative cost to organisations.   

Navigating the end of NRAS 

Between 2018 and 2026 NRAS payments to 6,545 properties will end. Up to 3,360 properties are 
expected to exit the affordable housing system in NSW as a result. This transition will impact on: 

• Housing markets 
• Tenants who lose their affordable homes 
• The social and affordable housing system  
• Community housing providers’ operations. 

This section explores these impacts and identifies strategies to manage and mitigate them. 

Housing market impacts 

As properties exit the affordable housing system, there will be flow-on impacts to the broader housing 
markets as a result of: 

• Increased supply: Properties becoming available for rent or purchase when the NRAS period ends, 
increasing the supply of market housing and reducing the supply of affordable housing 

• Increased demand: People being evicted from ex-NRAS properties seeking new housing options. 

The scale of these impacts on local markets will depend on: 

• The concentration of exits, both in time and location 
• The affordability of the private rental market and whether current tenants of NRAS properties can 

make trade-offs to remain in the local area (e.g. in order to continue in local schools and current 
commuting arrangements). 

Recent research by Buckle et al (2020) on the impact of COVID and Airbnb on the private market 
demonstrated a relatively small change in the vacancy rate can have a significant impact on market 
rents, with a rental vacancy rate of over 3 per cent producing stable or decreasing rents and less than 
1.5 per cent producing rental double digit growth ratesx.  

The net impact of the end of NRAS on vacancy rates will vary by local area as additional supply of ex-
NRAS properties will come onto market at higher price points, and former NRAS tenants will seek more 
affordable properties. In higher cost markets, it is likely that NRAS tenants will be displaced and will 
move to lower cost areas. This shift in demand could have a negative impact on moderate and lower 
cost areas, as competition for housing increases. 

The LGAs likely to experience the greatest impact at the end of NRAS include Tweed and Port 
Macquarie-Hastings, where annual NRAS exits in 2026 would represent more than 15% of the average 
quarterly turnover in the private rental market. Median market rents are not affordable for most 
NRAS-eligible households in those LGAs and competition and demand will increase as NRAS 
households seek alternative accommodationxi.  

Almost 3,200 of the NRAS dwellings forecast to exit both NRAS and the affordable housing system are 
in LGAs where median rents are not affordable for NRAS-eligible households. The impact of these exits 
will be detrimental for tenants, who have to move out of the local area in order to secure an 
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affordable rental property or accept housing costs increasing by at least 25% if they move to market 
rents in order to retain their current property. 

Potential tenant impacts 

Tenants are likely to experience a number of challenges at the end of NRAS, particularly tenants that 
exit the affordable housing system and have to seek private rental tenancies. Some tenants in CHP-
managed private properties may be offered alternative housing within a CHP’s broader affordable 
housing portfolio, depending on availability and suitability. While these tenants will retain a 
discounted rent, they will still experience the cost and disruption of moving.  

Although CHPs managing a large volume of privately-owned NRAS properties will seek to rehouse 
existing tenants within their broader affordable housing portfolio, Figures 6 and 7 demonstrate the 
high concentration in the timing and location of exits, which will limit the extent to which CHPs can 
rehouse these tenants. 

Figure 6. CHP-managed exits by year  

 

Source: CHIA NSW analysis of NSW DCJ and Australian Government CHIMES Data as at 1 January 2019. 
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Figure 7. CHP-managed exits map 

 

Source: CHIA NSW analysis of Australian Government and NSW Department of Communities and Justice CHIMES Data as at 1 
January 2019. Circles indicate relative scale of supply in the LGAs with CHP-managed NRAS stock. 

Analysis of the scale of NRAS exits (up to 678 CHP-managed properties from 2022 to 2026), and the 
size of the CHP affordable housing portfolio in these areas shows that NRAS exits will far exceed the 
number of vacancies that arise through normal turnover in CHPs’ affordable housing portfolios. To 
increase the proportion of NRAS tenants that are rehoused in their local area, some CHPs may consider 
a collaborative, reciprocal approach to housing NRAS tenants of other CHPs when vacancies arise in 
their affordable housing portfolio. Overlaying the geographic location of general affordable housing 
vacancies with the timing of NRAS exits, the best possible scenario would be for 20 per cent of tenants 
in CHP-managed NRAS properties to be rehousedxii.  

For tenants in CHP-owned NRAS properties, there may be some minor tenancy conditions that change 
when the NRAS period ends. These will need to be communicated clearly to tenants. 

The Australian Government has developed advice for NRAS managers and a letter NRAS managers 
must send to tenants with information about rent changes as the NRAS previous ends. 
Additional communications materials are required that clarify: 

• Their rights and responsibilities 
• The status of the tenancy at the end of NRAS (to confirm the end date or whether it will transition 

to different conditions) 
• If their tenancy is ending, whether they are eligible to apply for rehousing or assistance to find 

alternative accommodation 
• If their tenancy can continue, what conditions will apply (rent setting, eligibility property)  
• Decisions required by the tenant and how to communicate with the CHP  
• When and how changes will be made 
• Where they can get more information. 

https://www.dss.gov.au/sites/default/files/documents/04_2021/form-notify-tenants-their-incentive-period-ending.pdf
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Ending tenancies will need to be done in accordance with the Residential Tenancies Act 2010 (NSW) 
and organisational policies, but CHPs may need to develop specific policies for ending NRAS tenancies. 
These policies would consider: 

• Criteria for prioritising tenants 
• Process and timeframes for assessing eligibility and rehousing tenants 
• Rent setting. 

These are discussed further in the table below. 

Table 1. Policy development to support NRAS transition 

Prioritising tenants for 
rehousing where there is 
limited stock available 

This should outline eligibility criteria for rehousing and how priority 
will be assessed. Priority criteria may include: 

• Vulnerability of the tenant and household members compared 
to households on an existing wait list 

• Current housing location and flexibility to move 
• Rent level compared to CHPs’ financial constraints and rental 

revenue requirements. 

Process and timeframes 
for assessing eligibility 
and making offers of 
rehousing as appropriate 
properties become 
available 

This process needs to set out: 

• How and when tenant eligibility and priority level will be 
assessed  

• The process for assessing suitability of NRAS tenants for general 
affordable housing properties as they become vacant 

• Timing of making offers 
• Key timeframes, noting that the NRAS Regulations require that 

notice must be sent 90 days prior to the end of NRAS.  

The timeframes would identify:  

• How long a CHP would keep a property vacant in order to 
rehouse an NRAS tenant  

• Conditions where the CHP would end an NRAS tenancy early in 
order to rehouse a current tenant. 

One of the challenges of rehousing will be the timing of when 
vacancies in a CHP’s broader affordable housing portfolio arise. CHPs 
would forego part of the NRAS payment if the NRAS dwelling is not 
tenanted for the full NRAS year. In CHP-managed properties, 
contractual obligations with private owners may limit the ability to 
move tenants prior to the end of the full NRAS year. 

Rent setting for 
affordable housing 
properties post-NRAS 

 

Post-NRAS, CHPs will determine whether to apply discounted 
market rents or income related rents for their affordable housing 
portfolio (including properties approved through the Affordable 
Rental Housing State Environmental Planning Policy (ARHSEPP)).  

Any rental increase will need to be implemented in accordance with 
the Residential Tenancies Act 2010 (NSW), and CHPs should also 
consider whether this places tenants in financial stress, how to 
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support tenants to sustain their tenancies, and the CHPs’ financial 
requirements for rental revenue in the affordable housing portfolio. 

 
In practice, management issues can be difficult to resolve and communicate where program 
requirements are changing and when engaging with other partners, including private owners.  

While contractual and legal requirements provide the minimum expectations of working with tenants 
during their transition from NRAS properties, the large scale of exits from CHP-managed properties 
presents a significant reputational risk for CHPs. Tenants are unlikely to understand whether NRAS or 
ARHSEPP requirements apply to their home. Engaging early and proactively with tenants to provide 
certainty about the end of their tenancy and their options for rehousing or housing assistance will 
support tenants and CHPs to manage the transition post-NRAS. Having clear internal policies on 
eligibility, priority assessment, and timeframes will enable CHPs to have clear and early 
communications with tenants. 

Maximising retentions 

CHPs are engaging with private owners on options to facilitate a smooth transition at the end of NRAS. 
Some private owners could be motivated to continue their property management arrangement with 
CHPs, potentially with more modest rental discounts. Several CHPs have established real estate 
agencies and provide property management with arrangements that can include renting properties at 
a discount and seeking a charitable donation tax deduction for the amount of the rental discountxiii.  

Given the rental revenue yield gap will be significant for these investors who do not exit the affordable 
housing system, investors have limited motivation to continue to provide discounted rents. This is 
particularly true as the NRAS payments end after 10 years, a point when maintenance liabilities often 
increase, and many private owners sell investment properties. An ongoing subsidy will therefore be 
necessary to motivate private owners to retain a proportion of the exiting units at discounted rents. A 
lower rate of subsidy may be appropriate as properties are no longer new and transitioning to a new 
program should have limited operational costs as regulatory practices and reporting are established.   

What would a new subsidy look like? 

The design of a new subsidy could address the limitations of the original NRAS design, most notably 
being the flat-rate amount. The subsidy could be set at 20% of the market rent or 20% of the 
median rent in the LGA and limited to LGAs where the median market rents are not affordable for 
NRAS-eligible households.  

Almost 3,200 NRAS properties exiting the Scheme are in LGAs where the median rents are not 
affordable for most NRAS households. Providing a rental subsidy equivalent to 20% of the median 
rent for an additional 5 years would require an estimated investment of $81,211,260 or $5,080 per 
propertyxiv. This investment would retain more than $2.1 billion in housing assets in the affordable 
housing system, housing very low, low and moderate-income familiesxv.  

A proportion of owners are expected to sell properties at the end when the NRAS payments cease, 
regardless of an ongoing subsidy, in order to realise capital gains. If a subsidy was provided for only 
the CHP-managed properties, being 647 privately owned properties in LGAs where the median rent 
is unaffordable for moderate income NRAS tenants, the total cost over 5 years would be 
$16,255,148xvi. 

 



 

CHIA NSW Page 15 of 20 

While the growth in private market rents has slowed significantly in recent times, the private market 
remains unaffordable for very low and low-income households, with almost 58 per cent of low-income 
households in rental stress across NSWxvii. Reducing volatility in the private rental market and 
providing ongoing rental support for vulnerable households should be a priority for all levels of 
government, and action to minimise exits, particularly while COVID-related impacts on the labour 
market will continue as the income support provided through JobSeeker and JobKeeper is wound back. 

Managing social housing system impacts 

By encouraging the new supply of discounted rental housing for lower income people and families, 
NRAS also aimed to reduce pressure on the social housing system. NRAS properties housed people 
who otherwise may have required social housing in the future due to inability to secure and maintain 
affordable housing in the private market. CHPs further reduced demand on the social housing system 
by directly housing social housing eligible households in NRAS properties, either due to contractual 
requirements with the NSW Government, or as part of their organisational policies to house a mix of 
very low to moderate-income households. 

As NRAS payments end, CHPs’ ability to house very low-income or low-income households (beyond 
their minimum contractual requirements) in ex-NRAS properties they own will decline significantly 
without a replacement subsidy, as higher rent revenue will be required to continue debt repayments 
on these properties.  

The reduction in revenue limits the flexibility CHPs’ can apply when tenants experience financial 
hardship and can no longer afford to pay the same level of rent. One provider reported that they 
currently are able to house social housing eligible households in up to 70% of their NRAS properties, 
but they will have to re-assess this as those tenancies end. 

As outlined above, CHPs managing 678 NRAS properties on behalf of private owners will be seeking to 
rehouse current NRAS tenants. While this will provide security to these tenants, it will reduce CHPs’ 
ability to house new tenants seeking social housing or affordable housing, which may increase the wait 
times for households currently waiting for housing assistance. 

Operational and reporting impacts 

Tenancy management post-NRAS 

As the NRAS period ends and properties transition to general affordable housing properties, several 
management and portfolio issues must be resolved including: 

• Tenant eligibility  
• Targets for household income bands 
• Rent setting (discounted or income based). 

How these issues should be managed will depend on the ownership of the property and contractual 
arrangements with the NSW Government. The table below outlines the primary management 
requirements. 
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Table 2. Post-NRAS management requirements 

 Tenant Eligibility and Rent Setting Targets for household 
income bands 

Privately-owned 
properties managed 
by CHPs 

Post-NRAS there are no ongoing requirements for private owners to house 
tenants from specific income bands or to charge discounted rents, unless 
the properties were approved under the ARHSEPP and the Occupation 
Certificate was issued less than ten years agoxviii. 

CHP-owned 
properties that only 
received standard 10-
year state NRAS 
payment ( known in 
NSW as NRAS B) 

Post-NRAS CHPs will need to house tenants in 
accordance with any applicable ARHSEPP 
requirements and in accordance with their 
organisational policies and their charitable 
status.  

Best practice would be to continue to manage 
properties in accordance with the NSW 
Ministerial Guidelines for Affordable Housing 
and supporting tenants to sustain tenancies. 

Any rent increases must be made in accordance 
with the Residential Tenancies Act 2010 (NSW) 
and the lease agreement. 

Post-NRAS there are no 
ongoing requirements 
to target a proportion of 
units to households 
from a specific income 
band or to social 
housing eligible 
households. 

CHP-owned 
properties funded by 
NSW Government 
capital grant (e.g. 
NRAS A) 

Post-NRAS, CHPs have ongoing contractual 
requirements to comply with tenant eligibility 
and rent setting requirements outlined in the 
NSW Ministerial Guidelines for Affordable 
Housing. 

Any rent increases must be made in accordance 
with the Residential Tenancies Act 2010 (NSW) 
and the lease agreement. 

Post-NRAS, CHPs have 
ongoing contractual 
requirements to house a 
mix of income groups in 
accordance with the 
targets identified in their 
contracts. 

 

Portfolio management  

CHPs regularly review their strategic asset management plans to: 

• Update data on asset performance, including turnover, maintenance costs versus benchmarks, 
asset standards, and outgoings (including strata costs). 

• Update information on housing demand.  
• Assess alignment with portfolio objectives.  

The end of NRAS is an appropriate point to undertake this assessment and CHPs may identify the need 
for asset recycling or disposals. CHPs’ NRAS portfolios include a mix of CHP-designed and built 
properties and purchased properties. While property purchases off the market are based on strategic 
financial and asset criteria, CHP-designed properties are built to standards specifically developed for 
social and affordable housing and that reflect CHPs’ investment in long-term housing, and as such are 
more likely to perform at a high standard over the longer term.  
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CHPs have broadly indicated that they anticipate minimal need to dispose of properties that were 
designed and built by CHPs, but some assets purchased for NRAS may perform more poorly and 
disposals at the 10-year point would be strategic. 

For properties owned by CHPs where the NSW Government holds an interest or a second mortgage, 
asset recycling is possible with agreement of the NSW Government. Proposals to sell or redevelop 
properties are required to address: 

• Proposal for disposal and reinvestment 
• How the value of the properties will be retained or increased 
• Number of dwellings and bedrooms to be delivered and how this compares to the existing 

configuration 
• How the new proposal meets affordable housing need in terms of location, dwelling type and 

features, tenants to be housed, and how this compares to the existing property 
• How tenants will be accommodated and supported during disposal and reinvestment or 

redevelopment. 

DCJ has indicated it will consider proposals that deliver: 

• The same or more dwellings and bedrooms 
• Dwellings in a location with the same or greater level of accessibility and housing need for those 

dwelling types 
• Proactive engagement with tenants and their accommodation needs during the transition 
• Minimal ‘down time’ between property sale or demolition and bringing new properties online. 

Summary of recommended strategies and actions 

This report has outlined the timing and location of projected NRAS exits and has identified key 
locations and issues to monitor as the NRAS transition progresses. Priority actions for supporting a 
seamless transition are identified below. 

Action or strategy 

Build on the successes Community Housing Providers have delivered through NRAS to launch new 
investment in affordable housing. By investing $370 million, the government could provide an 
annual incentive for 15 years to community housing providers that would deliver 2,000 new homes 
for very low, low, and moderate-income householdsxix. 

Australian and NSW Governments to support the retention of the 3,197 NRAS dwellings in LGAs 
where the median rents are not affordable by providing a rental subsidy equivalent to 20% of the 
median rent for an additional 5 years for an estimated investment of $81,211,260 or $5,080 per 
property. 
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CHIA NSW to establish and auspice an NRAS CHP Forum in consultation with National Affordable 
Housing Providers Ltd. The network will: 

• Identify NRAS operational issues and develop mitigation approaches 
• Undertake regular reviews of upcoming exits and areas of geographic concentrations 
• Develop a process to enable collaboration to rehouse NRAS tenants where possible  
• Map out potential need for rehousing and projected internal rehousing opportunities (e.g. 

ARHSEPP properties under management that will be within the 10 year management period at 
the point of exit) 

CHIA NSW to work with the NRAS CHP Forum to: 

• Develop and refine communications materials with tenants 
• Engage with private owners to determine pathway  
• Communicate appropriate information and options to tenants 

CHIA NSW to engage with the NSW Registrar on options to manage performance reporting issues. 
As identified by the NSW Registrar of Community Housing, the end of NRAS will impact performance 
reporting for CHPs in relation to termination rates, occupancy rates, and rent arrearsxx. 
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Local Government 
Area (LGA) 

All NRAS 
Exits 

Scenario 1: Retain all 
NRAS dwellings in 
unaffordable LGAs 
for an additional 5 

years 

CHP-managed exits 
(properties owned 

by private 
investors) 

Scenario 2: Retain only 
CHP-managed NRAS 

units (owned by 
private investors) in 

unaffordable LGAs for 
5 years 

Blacktown 177 3,865,680 31 677,040 
Burwood 1 26,000  - 
Camden 13 344,760  - 
Campbelltown 55 1,144,000 10 208,000 
Canterbury-
Bankstown 96 2,196,480 92 2,104,960 
Central Coast 165 3,560,700 23 496,340 
Canada Bay 41 1,172,600 0 - 
Sydney 1131 33,522,840 122 3,616,080 
Cumberland 290 6,529,640 134 3,017,144 
Fairfield 62 1,289,600 5 104,000 
Hornsby 26 648,960 0 - 
Inner West 110 2,860,000 20 520,000 
Lake Macquarie 23 514,280 0 - 
Liverpool 68 1,485,120 15 327,600 
Maitland 52 1,089,712 4 83,824 
Newcastle 63 1,375,920 0 - 
North Sydney 5 145,600 0 - 
Northern Beaches 46 1,554,800 0 - 
Parramatta 191 4,568,720 74 1,770,080 
Penrith 149 3,099,200 112 2,329,600 
Port Macquarie-
Hastings 126 2,588,040 0 - 
Port Stephens 24 517,920 0 - 
Randwick 2 58,240 0 - 
Ryde 2 46,800 0 - 
Shellharbour 3 71,760 0 - 
Sutherland Shire 28 800,800 28 800,800 
The Hills Shire 4 120,640 0 - 
Tweed 195 4,867,200 8 199,680 
Willoughby 4 115,648 0 - 
Wollongong 45 1,029,600 0 - 

 3,197 81,211,260 647 16,255,148 
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