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CPSA is a non-profit, non-party-political membership association founded in 1931 which 

serves pensioners of all ages, superannuants and low-income retirees. CPSA’s aim is to 

improve the standard of living and well-being of its members and constituents. CPSA 

receives funding support from the NSW Government Departments of Communities & Justice 

and Health and the Australian Government Department of Health. 
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CPSA welcomes the opportunity to comment on the NSW Department of Planning, Industry 

and Environment’s Discussion Paper on a housing strategy for NSW. CPSA represents 

pensioners, superannuants and low-income retirees, many of whom are older citizens of 

NSW. As such the following submission will focus on housing issues and solutions for older 

people in NSW.  

 

Housing is at the centre of wellbeing. People must have food to eat, water to drink and a 

place to call home before they can think about anything else1. No one should live in 

homelessness or the shadow of that risk, while others cannot event imagine it2. CPSA hopes 

that the NSW Housing Strategy will share these views and be the first step in supporting 

housing security, comfort and choice. 

 

Summary of recommendations 

The Combined Pensioners and Superannuants Association recommends: 

 

1. That 5,000 dwellings are added to NSW social housing stock each year. 

2. That the minimum age required to be considered as a priority social housing applicant 

due to age is lowered from 80 to 65. 

3. That an ageing in place policy is developed and adopted by the NSW Government. 

4. That the rights of tenants living in secondary dwellings (granny flats) are improved 

before it may be considered a diverse housing option. 

5. That the rights and security (including security of tenure) of owner-renters and renter-

renters in residential (land lease) communities are improved before it be considered a 

diverse housing option. 

6. That a specialist housing service for older people, modelled on the Victorian ‘Home at 

Last’ service, is implemented. 

7. That the NSW Government identify affordable housing shortfalls on a regional basis 

and include corresponding targets in State and Local Government planning 

instruments. 

8. That the NSW Government adopt the components of the National Low-Income Energy 

Productivity Program (NLEPP) and lobby the Australian Government to fulfil their 

responsibilities as per the NLEPP. 

 

 
1 Baqutayan Ariffin and Raji, 2015. ‘Describing the need for affordable livable sustainable housing based on Maslow’s theory 
of need’. pp.353. 
2  Jordan Flaherty, 2010. Floodlines: Community and Resistance from Katrina to the Jena Six. 

https://www.goodreads.com/work/quotes/13843354
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Theme 1: Supply 

 

Older Australians typically find themselves in one of three housing situations: 

homeownership; social housing; or renting in the private market. For the majority of older 

people who own their homes the existing mix of policy and market solutions provides good 

housing outcomes. There is only a small proportion of 65-years-or-older households who 

live in social housing, have fixed rents and the security of knowing that they have a roof over 

their head. However, due to a shortage of places and subsequent long waiting lists, social 

housing is not a viable option for most people. This must change. The best solution is 

increasing the supply of social housing stock in NSW. 

 

Social housing stock is in desperate need of ongoing investment and expansion. Current 

waitlists for social housing can last well over a decade, this is far too long. The Equity 

Economics report commissioned by the NSW Council of Social Services (NCOSS) and the 

NSW housing peak bodies outlines a three-point action plan that would increase housing 

stock while stimulating economic growth3. CPSA supports the recommendations from this 

report including the call to provide 5,000 additional social housing dwellings in 2020-21 and 

that these dwellings are universally accessible tailoring to the needs of older people and 

people with disability in terms of design, size and location.  

 

In addition to increasing social housing stock, older people need easier access to appropriate 

and affordable housing. This can be achieved by lowering the qualifying age for priority social 

housing from 80 to 65 years of age. Having the qualifying age for priority housing set so high, 

forces older people into the private rental market. As a result, the number of older people 

experiencing housing insecurity and poverty in increasing. From 2011 to 2016, the number of 

people aged 55 and over experiencing homelessness in NSW increased by 42 per cent4. The 

private rental market is an expensive, insecure market for all tenants, but this is compounded 

for older people with fixed incomes particularly for those on the Age Pension as private rental 

costs have found to consume a large proportion of the Age Pension. For lower-income older 

people renting in the private market can have several implications. Due to the unlikeliness of 

an increased income older people, more so than younger people, may have to move away 

from their support network, community and essential services to an area that has more 

affordable housing. In addition to this, the strain of moving itself can be more burdensome as 

people get older, as the cost and energy it takes to move every few years as is common in 

the private rental market is more burdensome. 

 

 
3 NCOSS, 2020. ‘Supporting economic recovery in NSW: Investment in social and affordable housing is critical to supporting 
jobs today and families into the future’ Access: https://www.ncoss.org.au/sites/default/files/public/policy/Equity%20Economics%20-

%20Supporting%20Economic%20Recovery%20in%20NSW_Final_220620.pdf 
4 ABS Census of Population and Housing 2016, Datacube, Cat. No 2049.0. 

https://www.ncoss.org.au/sites/default/files/public/policy/Equity%20Economics%20-%20Supporting%20Economic%20Recovery%20in%20NSW_Final_220620.pdf
https://www.ncoss.org.au/sites/default/files/public/policy/Equity%20Economics%20-%20Supporting%20Economic%20Recovery%20in%20NSW_Final_220620.pdf
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Recommendation 1: That 5,000 dwellings are added to the NSW social housing stock 

each year. 

 

Recommendation 2: That the minimum age required to be considered as a priority 

social housing applicant due to age is lowered from 80 to 65. 

 

Theme 2: Diversity  

 

Ageing in place 

 

The discussion paper acknowledges the desire of older people to want to remain at home 

while they age, as does the NSW Ageing Strategy 2016-20205 and the NSW Ageing Strategy 

60-79 Research Report 20186, both published by the Department of Communities & Justice. 

Despite numerous NSW Government Departments aware of the desire of older people to 

remain in their own homes as they age, there is no explicit ‘ageing in place’ policy. An ageing 

in place policy would not only acknowledge that older people know what is best for 

themselves but would outline incentives for mechanisms that may enable an older person to 

age in place. Such incentives would allow for home modifications to be made to enhance 

accessibility, catalyse the creation of affordable dwellings, create housing in the right location 

in that it is close to family, friends, transport and services and is suitable for home care 

services. 

 

Recommendation 3: That an ageing in place policy is developed and adopted by the 

NSW Government.  

 

Home modifications 

 

Page 48 of the discussion paper states:  

 

Older tenants and those with disability can make minor adjustments to their homes 

under amendments to the Residential Tenancies Act 2010. 

 

The recent changes made to the Residential Tenancies Act 2010 have improved the ability to 

make amendments to rental properties, but the situation is still inadequate. Only minor 

modifications may be made by tenants, regardless of the benefits to accessibility a 

modification may have on a tenants’ living conditions. Greater incentives to provide 

accessible living conditions are needed. Currently, older people do not value modifying or 

improving a rental property as they may move in the near future or they fear an improvement 

 
5 NSW Department of Communities & Justice, 2016. NSW Ageing Strategy 2016-2020, pp.26-28. 
6 Ibid, 2018. NSW Ageing Strategy 60-79 Research Report, pp.130. 
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to the property may lead to a rent increase.7 It has also been found that older people tend to 

be hesitant when it comes to making complaints. Fear of rent increases or eviction for Age 

Pensioners dependent on a fixed income is particularly concerning. Equally concerning is this 

fear to complain may mean that accessibility issues are not raised, meaning older tenants 

may live in uncomfortable and potentially dangerous environments.8  

 

 

Page 48 also states: 

 

Retirement living or high care facilities must be well located and integrated into 

communities, so that people can retain family, community and cultural connections. 

 

CPSA was pleased to read this as the organisation has been a long-time advocate of a 

housing plan that interacts well with aged care. In 2015 CPSA produced a document titled 

‘Right Housing, Right Aged Care’. The document outlines recommendations that build upon 

existing housing provisions. To summarise the document in one sentence, it would read: 

 

Make all the units in a retirement village or cluster of units or town houses fully accessible so 
that residents can get around in them and carers can care for them if care is needed. In 
addition, put a small nursing home for those residents who really can no longer live 
independently in the middle of each of these villages or ‘clusters’. 
 

See Appendix A to read the document in its entirety. The document has a large focus on 

aged care which CPSA understands is not within the jurisdiction of the NSW Government, but 

there are some useful suggestions as to how the integration as described on page 48 may be 

achieved. 

 

Creating more diverse dwellings 

 

The discussion paper lists several current initiatives in relation to diverse housing needs that 

the NSW Housing Strategy should build on. Under the ‘Diverse housing types’ subheading 

several non-traditional housing types are mentioned. Diverse dwellings can offer cheaper 

alternative living arrangements but CPSA believes significant reform is required to protect 

tenants as cheaper living arrangements should not come at the cost of housing security. 

 

Secondary dwellings (granny flats) 

Before this housing type can be considered a viable alternative delivery model greater 

protection for older people is required. In recent years family accommodation agreements 

 
7 CPSA 2017: ‘Housing Insecurity and Older People in NSW’, pp.36. Access: https://cpsa.org.au/wp-

content/uploads/2020/03/200408-Housing-Insecurity-and-Older-People-in-NSW-FINAL.pdf 
8 Ibid, pp.35. 

https://cpsa.org.au/wp-content/uploads/2020/03/200408-Housing-Insecurity-and-Older-People-in-NSW-FINAL.pdf
https://cpsa.org.au/wp-content/uploads/2020/03/200408-Housing-Insecurity-and-Older-People-in-NSW-FINAL.pdf
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(which include accommodation agreements such as granny flats, or home extensions for a 

parent to live in) have increased in popularity. However, instances of elder financial abuse in 

relation to these agreements have increased.9 Legal difficulties arise as most family 

accommodation agreements are informal and verbal. The Australian Law Reform 

Commission’s elder abuse report detailed that ‘stakeholders identified significant problems 

with family agreements, typically where the family relationship has broken down and the older 

person has been evicted from the property without recompense’.10 Greater protections for 

older people should be implemented before these types of arrangements can be considered 

part of a NSW Housing Strategy. 

 

Recommendation 4: That the rights of tenants living in secondary dwellings (granny 

flats) are improved before it may be considered a diverse housing option.  

 

Manufactured home estates 

CPSA has several concerns with this type of housing. Firstly, the Local Government 

(Manufactured Home Estates, Caravan Parks, Camping Grounds and Moveable Dwellings) 

Regulation 2005 is out of date and unsuitable to the type of development we see today. The 

NSW Government has put off the statutory review of the Regulation for nine years. The 

Regulation must be reviewed and updated as a matter of priority. 

 

Tenancy laws need to be reviewed. Renters in land lease communities have tenancy 

agreements under the Residential Tenancies Act 2010 and certain sections of the Residential 

(Land Lease) Communities Act (RLLC Act) also apply. There are some gaps within this 

legislation that need to be addressed. For example, tenants who purchase utilities from the 

operator do not benefit from the limits on charges in the RLLC Act but they cannot access the 

general market so they can end up paying more for utilities than their homeowner 

neighbours. 

 

Operator conduct needs reform. The measures to prevent or resolve appalling operator 

behaviour are ineffective. A licensing system would be the most effective means of dealing 

with operators who behave badly.  

 

Overall, there remains several shortfalls in the law that contribute to the insecurity 

of owning a home and renting a site in a residential park for older people. The Tenants 

Union of NSW writes that ‘the RLLC Act has failed to strike the desired balance between 

enhancing the protections of homeowners and encouraging the continued growth and 

 
9 CPSA 2017: ‘Housing Insecurity and Older People in NSW’, pp.23. Access: https://cpsa.org.au/wp-

content/uploads/2020/03/200408-Housing-Insecurity-and-Older-People-in-NSW-FINAL.pdf 
10 Australian Law Reform Commission (ALRC), 2017: ‘Elder Abuse— A National Legal Response, final report’. 

https://cpsa.org.au/wp-content/uploads/2020/03/200408-Housing-Insecurity-and-Older-People-in-NSW-FINAL.pdf
https://cpsa.org.au/wp-content/uploads/2020/03/200408-Housing-Insecurity-and-Older-People-in-NSW-FINAL.pdf
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viability of the industry’.11 They argue that the RLLC Act fails to improve the governance of 

residential communities and lift operator standards. They also report other aspects of the 

Act that are not working, including that site fees in new site agreements are rarely set at fair 

market value and that maintenance and repair of sites has created a new area of dispute 

with operators. 

 

Recommendation 5: That the rights and security (including security of tenure) of 

owner-renters and renter-renters in residential (land lease) communities are improved 

before it be considered a diverse housing option.  

 

 

Boarding Houses 

 

CPSA believes that boarding houses are a completely insecure form of housing and cannot 

be considered part of the housing mix under the banner of diversity for older people or for 

people with disability.  

 

The Boarding Houses Act 2012 affords minimal legal protection to boarding house residents 

and proprietors have more flexibility in writing occupancy agreements. Whilst the Act 

prescribes some increased rights for many residents are not accessing these rights due to a 

lack of knowledge about NSW Civil and Administrative Tribunal (NCAT) and fear of retaliatory 

actions by proprietors12.  

 

Research by Western Sydney University showed that only 10% of boarding house residents 

named the Tribunal as a place they would attend to resolve disputes. This is compared to 

64% of proprietors. Residents are often reluctant to raise complaints due to fears that it will 

lead to retaliatory actions, such as eviction or refusal to lease to that person. There are no 

legislative protections against retaliatory eviction or excessive rent for residents who wish to 

speak out and access their rights.13 

 

 

Home at Last service: 

 

 

According to the Australian Institute of Health and Welfare (AIHW) specialist homelessness 

services 2016–17 web report, there are 330 government funded specialist homelessness 

agencies in NSW. Some of these specialist services cater to high needs groups including but 
 

11 Tenants Union of NSW, 2017: ’Report on the Residential (Land Lease) Communities Act’. Access: 
https://files.tenants.org.au/policy/2017-RLLCAct-One-Year-Report-final.pdf 
12 CPSA 2017: ‘Housing Insecurity and Older People in NSW’, pp.41. Access: https://cpsa.org.au/wp-
content/uploads/2020/03/200408-Housing-Insecurity-and-Older-People-in-NSW-FINAL.pdf 
13 Tenants Union of NSW, Boarding Houses Act Five Years On; Adabie, ‘Boarding houses in New South Wales,’ 40. 

https://files.tenants.org.au/policy/2017-RLLCAct-One-Year-Report-final.pdf
https://cpsa.org.au/wp-content/uploads/2020/03/200408-Housing-Insecurity-and-Older-People-in-NSW-FINAL.pdf
https://cpsa.org.au/wp-content/uploads/2020/03/200408-Housing-Insecurity-and-Older-People-in-NSW-FINAL.pdf
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not limited to multicultural families, women with children escaping domestic violence, young 

parents and men exiting custody. There is not, however, any specialist services for older 

people at risk of or experiencing homelessness.14 There will be more older people facing 

homelessness as Australia’s population ages, these people have limited resources as they 

are on low fixed incomes such as the Age Pension or superannuation pensions that diminish 

as they are withdrawn. Navigating the housing and aged care systems is a complex task, 

therefore there must be a specialist housing service for older people.  

 

As a member of the Ageing on the Edge NSW Forum, CPSA would like to restate the ask of 

the Forum here: 

An increasing number of older people are at risk of and experiencing homelessness. The 

proportional increase in older people experiencing homelessness is greater than for any other 

group in NSW. Older single women are the group experiencing the fastest growth in 

homelessness. 

 

Our ask: We want a specialist housing support service to improve housing outcomes for 

financially disadvantaged older people so that they can age well in appropriate and affordable 

housing. 

 

The Home at Last service model in Victoria demonstrates that better housing outcomes can 

be achieved for financially disadvantaged older people. Older people in a housing crisis are 

provided with one-on-one support to ‘navigate the service system’ and access appropriate 

and affordable housing.15 Older people are encouraged to access help earlier and plan for 

their housing future before reaching crisis point. 

 

Key to the success of this model: 

• One-on-one engagement with clients (including face-to-face) to assist them to 

understand and navigate the service system and provide them with tools to access the 

right support 

• Flexible responses in terms of duration and type of support provided and the ability to 

provide a continuum of service options that can be best tailored to meet individual 

needs. 

• Deep knowledge of the sector both in terms of the sector players and the services 

available 

• Specialist expertise on the issues that older people face, particularly in accessing safe, 

affordable and appropriate housing 

• Targeted, tailored support and engagement with different groups, such as, CALD and 

LGBTI people. 

 
14 Fiedler et al., Older people at Risk of Homelessness in New South Wales, pp.136. 
15 https://www.oldertenants.org.au/home_at_last 

https://www.oldertenants.org.au/home_at_last
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Recommendation 6: That a specialist housing service for older people, modelled on 

the Victorian ‘Home at Last’ service, is implemented. 

 

Theme 3: Affordability 

 

According to Anglicare’s rental affordability snapshot, the situation is worsening for older 

people. In March 2018, 1.24% of private rental properties were affordable for a single Age 

Pensioner and 4.43% for a couple on the Age Pensioner.16 In April 2020, a single pensioner 

could afford 0.8 per cent of the rental listing, and 2.7 per cent for a couple17. 

 

National Shelter’s ‘Rental Affordability Index’ shows similar results for single Age Pensioners.  

The November 2019 Index stated “Rental affordability for single pensioners is alarmingly 

poor. Across the nation, the single pensioner household is facing ‘Severely Unaffordable’ and 

‘Extremely Unaffordable’ rents. For the most part, living in metropolitan areas (which is where 

one-bedroom dwellings are generally available) would require 50 per cent or more of the 

pensioner’s income to be spent on rent.” The report went on to state that rent in the Greater 

Sydney area was most unaffordable costing a single pensioner 88% of their income. 

 

 

 
 
In response to the question:  

 

There are a range of actions we could take to support housing affordability and/or the 

supply of affordable housing. Which ones should be prioritised in the NSW Housing 

Strategy? 

 

The NSW Government needs to identify areas where there is inadequate supply of 
affordable housing and establish targets to make up the shortfall in affordable living 
arrangements. The NSW Government should pay close attention to areas that have 
been recently gentrified. Areas that gentrify often lose more affordable 
accommodation as smaller units or residential parks are replaced due to 
redevelopment. These areas must be identified and prioritised in the planning of 
affordable and social housing to service the housing needs of NSW’s ageing 
population. 
 
The declining rate of home ownership among older people will increase the need for 
affordable rentals across NSW. It is critical for the NSW Government to identify areas 

 
16 Anglicare 2018: ‘2018 Rental Affordability Snapshot’ 
17 Anglicare, 2020: ‘Rental affordability snapshot – National Report / April 2020 
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where there is expected to be a rapid increase in the number of older people on low to 
moderate incomes and which are already witnessing a large number of +65 
households in housing stress.  
 
 
Recommendation 7: That the NSW Government identify affordable housing 
shortfalls on a regional basis and include corresponding targets in State and 
Local Government planning instruments. 
 

Theme 4: Resilience 

 

CPSA’s main concern regarding resilience is that low income households living in energy 

inefficient homes will have to live in energy poverty. Older social housing dwellings were built 

in ways that are not energy efficient and are likely host to older, less efficient heating and 

cooling appliances. Some people will have to live in discomfort as older houses that do not 

protect tenants from the elements sufficiently or residents are unable to upgrade old 

appliances that use a lot of energy. CPSA supports the idea that future social housing be built 

in a way that maximises energy efficiency and that current social housing dwellings should be 

renovated to be more energy efficient. The recently announced National Low-Income Energy 

Productivity Program (NLEPP) suggests ways of achieving these outcomes. The NLEPP 

proposal aims to build stronger and more resilient houses. The four components of the 

proposal are as follows: 

1. Social housing - Federal and state/territory governments provide matching funds to 

invest in energy efficiency upgrades and solar PV installations for social housing 

dwellings. 

2. Low-income home owners - The Federal Government partner with state/territory, 

local councils and community organisations to provide energy efficiency audits, 

upgrades and solar PV installations for low-income owner occupiers. 

3. Inefficient rental properties - Over the next two to three years, COAG Energy 

Council is working on a proposal to implement mandatory energy efficiency standards 

for rental properties. In the meantime, the Federal Government could provide grants to 

landlords to support the upgrade of poor performing rental properties. 

4. Low-income appliance replacement offer – Governments provide subsidies for low-

income households to replace inefficient appliances or purchase more energy efficient 

appliances.18 

 

Recommendation 8: That the NSW Government adopt the components of the National 

Low-Income Energy Productivity Program (NLEPP) and lobby the Federal Government 

to fulfil their responsibilities as per the NLEPP. 

 
18 ACOSS & Co, 2020: ‘Joint Proposal for Economic Stimulus – Healthy & affordable homes: national low-income energy 
productivity program’. Access: https://www.acoss.org.au/wp-content/uploads/2020/06/Economic-Stimulus-Healthy-
Affordable-Homes-NLEPP-June-2020-Final-18062020.pdf  

https://www.acoss.org.au/wp-content/uploads/2020/06/Economic-Stimulus-Healthy-Affordable-Homes-NLEPP-June-2020-Final-18062020.pdf
https://www.acoss.org.au/wp-content/uploads/2020/06/Economic-Stimulus-Healthy-Affordable-Homes-NLEPP-June-2020-Final-18062020.pdf
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Appendices 

 

Appendix A – CPSA, 2015. ‘Right Housing, Right Aged Care’. 

 

 
 
 

Right Housing, 
Right Aged Care 

 
July 2015 

 
Summary 
 
The way a nation frames its housing policy has a profound effect on the way it delivers aged 
care. In general, the more control governments have over the supply, the location, the design 
and the cost of housing, the better they will be able to ensure that the basic needs of all 
population groups are met, including those of the frail and aged.  
 
Housing policy in Australia is a mish-mash of Federal, State, Territory and Local Government 
planning and tenancy regulation. In addition, State and Territory Governments operate social 
housing services, for which there are invariably long waiting lists. 
 
Australia lacks an approach that allows it to regulate housing for the purpose of ensuring that 
all its citizens and residents have access to adequate accommodation, i.e. accommodation 
that caters for diverse essential needs. Australia has a free-market, laissez-faire approach to 
housing and largely limits housing policy measures to land releases and tax incentives to 
encourage the construction of new dwellings. 
 
Right Housing, Right Aged Care presents a number of recommendations that aim to build on 
the existing structures of housing provision in Australia. When developing policy for 
vulnerable people it is tempting to point to Western-European housing policy with its 
extensive reliance on social housing, but the fact is that housing policy and practice in 
Australia has very little in common with Western-European policy and practice. 
 
With this in mind, if this policy had to be summarised in a single, colloquial, plain English 
sentence, it would be:  
 
Put a small nursing home for those that really can’t live independently in the middle of each 
retirement village and for everyone else make all the units in the village fully accessible so 
that residents can get around in them and carers can care for them if care is needed. 
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For this to happen as a rule and not as an exception, Australia needs to change its attitude to 
aged care and it needs to change its aged care regulation. Right now, despite the rhetoric 
coming out of the Australian Government and the aged care industry, older people have to be 
pretty high functioning to stay at home and receive aged care there. While the technology 
exists for quadriplegics who can only make very small movements with their heads to live 
independently and control mobility and other equipment with the tips of their chin, for an older 
person who can no longer get up the stairs to their apartment, the conclusion often is: let’s 
look around for a good nursing home.  
 
Unless it is enshrined in regulation that anyone in need of aged care will receive it and 
receive it at home unless they, rather than their house, don’t have the functional capacity, 
older Australians will continue to end up institutionalised in nursing homes in numbers far 
greater than necessary. Nineteen per cent of all people receiving some form of aged care do 
so in a nursing home. That number can and should be reduced to around 5 per cent, as it has 
been in Denmark. 
 
Two main additional reforms are needed to achieve an entitlement to aged care. Rather than 
approve nursing homes, the Government needs to approve ageing-specific housing 
communities, or, colloquially, retirement villages with a nursing home in the middle. In other 
words, the Government needs to force residential aged care providers to make the majority of 
accommodation available in the form of independent living units. This could be done by 
building these communities from scratch or by aged care providers, retirement village and 
manufactured home eastate operators and community and other housing providers forming 
alliances or joint ventures. Surplus nursing homes could be converted into apartment 
buildings, as is happening in Western Europe. A prerequisite for any alliances and joint 
ventures involving corporate landlords to form ageing-specific housing communities would be 
to guarantee security of tenure to renters. Security of tenure is an issue for renters of all ages 
but particularly for older renters and people with disabilities. The abolition of no-grounds 
terminations of leases is a high priority. 
 
The second main reform concerns the funding of this new model of care. In the last few 
years, policy makers, real and would-be, have suggested equity release to unlock the wealth 
contained in older Australians’ owner-occupied housing and use this unlocked wealth to pay 
for aged care or supplement the pension. 
 
However, equity release is inherently problematic due to its have-your-cake-and-eat-it nature. 
Simply using home equity by selling the old house and buying a new house isn’t. This is what 
the second main aged care reform is based on. Older Australians should be asked to buy a 
house or apartment in an ageing-specific housing community if they need aged care. A 
means-test, which takes the family home into account in the expectation that home owners 
will be able to buy in outright, should be applied. Accommodation subsidies should be 
available to those who have no house trade in or who do have a house but cannot afford the 
full price of accommodation.  
 
By buying into an Ageing Specific Housing Community, older Australians will also make sure 
they have a place in the Community’s nursing home should they need it. Effectively, the 
purchase price and ongoing charges provide insurance to this effect should nursing home 
care become inevitable. 
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Due to the co-location of care recipients, aged care can be delivered more cheaply in an 
ageing-specific housing community, not as cheaply as in a nursing home, but by requiring 
those able to do so to buy a place in an ageing-specific housing Community there will be an 
increase in funding for the sector. Also, by allowing older people without a current care need 
to buy into Ageing Specific Communities as they buy into retirement villages and 
manufactured home estates now, the sector would receive additional funding. 
 
The rough-and-ready definition of an ageing-specific housing community as a retirement 
village with a small nursing home should not be taken too literally. Co-location is key to an 
ageing-specific housing community, but it does not mean that it must be a fenced-off, 
designated area. It need not be a gated community. It is quite common in European countries 
for ageing-specific housing to be mixed in with other housing, including public housing, but in 
proximity to a nursing home and other ageing-specific housing to achieve a suitable level of 
co-location of care recipients. 
 
An advantage of an ageing-specific housing community is that residents living independently 
can be representatives for the minority that lives in the nursing home. Nursing home 
residents would be likely to have a partner or friends in the Community, which makes for very 
effective consumer representation. In fact, the ageing-specific housing community could have 
community-directed care in its nursing homes, which would be a logical extension of the 
individual consumer-directed care delivered in the rest of the community. 
 
A pre-requisite for consumer-directed care and community directed care in ageing specific 
housing communities is the separation of accommodation and care functions. While aged 
care regulation carefully distinguishes accommodation, everyday-living and care functions for 
the purpose of funding the current nursing home model of care, it is only logical to separate 
the provision of these functionalities as well. In practice this would mean that the building 
management function and the care function are not necessarily carried out by one and the 
same provider. Those living independently in their community would expect to choose their 
own care provider. The community’s residents would expect to choose the Community’s 
building manager. This would be particularly helpful in nursing homes: if performance in the 
area of care falls short, the care provider can be replaced, without a need to also remove the 
building manager. 
 
Australia would be well served by an aged care system that keeps people living at home as 
they age and the introduction of ageing-specific housing communities funded by older 
Australians themselves will assist in this. The home equity of older Australians should be 
used in the most sensible way possible: by making it possible for it to buy an accessible 
home in which they can receive care if they need it, to the extent that they need it. The 
median price of a nursing home bond in 2013/2014 was $295,00019. The median price of a 
house in June 2014 was $549,00020. Homeownership among people over 50 runs at 84.6 per 
cent21. Assuming nursing home bonds are funded through home equity, the pool of funding 

 
19 Department of Social Services 2013–14 Report on the Operation of the Aged Care Act 1997. 
20 Australian Bureau of Statistics, 6416.0 - Residential Property Price Indexes: Eight Capital Cities, March 2015 
21 Australian Bureau of Statistics 2012. 
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for ageing-specific housing communities sourced from home equity could be increased by 73 
per cent.22 
 
 
List of recommendations 
 
 
1. Adopt, by amendment of the Aged Care Act 1997, the principle that any older Australian 

in need of care is entitled to care. 

 
2. Adopt, by amendment of the Aged Care Act 1997, the principle that aged care will be 

delivered in the family home unless there are compelling reasons to opt for 

institutionalised aged care. 

 
3. Merge the program providing Home Care Packages (HCPs) and the Commonwealth 

Home Support Programme. 

 
4. Introduce a subsidised but means-tested equipment program for older Australians as part 

of the Home Support Programme and Home Care Package program. 

 
5. Amend the Aged Care Act 1997 and the Building Code of Australia to provide for the 

creation of ageing-specific housing communities. 

 
6. Remove supply caps on aged care places and packages. 

 
7. Adopt, by amendment of the Aged Care Act 1997, the principle that older Australians 

must apply their equity, including the equity in the family home, to pay for their 

accommodation in an ageing-specific housing community with Government 

accommodation subsidies available on a means-tested basis. 

 
8. Allow older Australians without current care needs to buy into and live in ageing-specific 

housing communities. 

 
9. Amend the Building Code of Australia and the Disability Discrimination Act 1992 to make 

housing specifically designed for and marketed to older Australians fully accessible. 

 
10. Where practicable, provide home modifications on a subsidised but means-tested basis 

where the continued use of the home by an older Australian is assured by it having 

become part of an ageing-specific housing community. The value of the home should be 

excluded from the means test and the cost of modifications recouped where the home 

 
22 Calculation: (84.6% of ($549,000 - $295,000)) divided by $295,000 equals 73%. 
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ceases to be used by an older Australian, unless and as long as occupied by a protected 

resident as defined in the Aged Care Act. 

 
11. Provide consumer-directed and community-directed care in ageing-specific housing 

communities. 

 
12. Separate the accommodation services function from the everyday-living and care 

functions in the delivery of care-at-home and nursing home care. 

 
13. Apply any residential real estate stamp duty concessions for older Australians exclusively 

to fully accessible housing, including housing within ageing-specific housing communities. 

 
14. Abolish no-grounds terminations of residential leases throughout Australia, including 

leases for general housing, housing in Manufactured Home Estates, retirement villages 

and seniors living villages. 

 

 

 

1. Australian housing and older Australians 

 
The aim of this policy is to recommend a way for Australia to reduce its reliance on residential 
aged care by increasing the rate at which people receive aged care in their preferred location, 
viz at home. 
 
The way a nation frames its housing policy has a profound effect on the way it delivers aged 
care. In general, the more control governments have over the supply, the location, the design 
and the cost of housing, the better they will be able to ensure that the basic needs of all 
population groups are met, including those of the frail and aged.  
 
Housing policy in Australia is a mish-mash of Federal, State, Territory and Local Government 
planning and tenancy regulation. In addition, State and Territory Governments operate social 
housing services, for which there are invariably long waiting lists. The NSW waiting list at the 
end of December 2013, for example, counted over 58,000 households. Just over 4,000 
households (excluding almost 5,000 priority applications) were housed23 that year, a 
clearance rate of 6.6 per cent, suggesting general applicants have a waiting time of over 
fifteen years before they are housed. At the time of writing, the Australian Government does 
not have a Housing Minister and NSW had split the responsibilities for social and community 
housing between its Finance Minister and its Minister for Families and Social Services, while 
the Minister for Fair Trading had responsibility for the regulation of private residential rentals, 
including site and dwelling rentals in manufactured home estates (aka residential (land 
Lease) communities).  

 
23 NSW waiting list: http://www.housingpathways.nsw.gov.au/NR/rdonlyres/9C300EE3-F53A-46C9-A43B-

48A8CBA05003/0/Expected_Waiting_Times.pdf  

http://www.housingpathways.nsw.gov.au/NR/rdonlyres/9C300EE3-F53A-46C9-A43B-48A8CBA05003/0/Expected_Waiting_Times.pdf
http://www.housingpathways.nsw.gov.au/NR/rdonlyres/9C300EE3-F53A-46C9-A43B-48A8CBA05003/0/Expected_Waiting_Times.pdf
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Australia lacks an approach that allows it to regulate housing for the purpose of ensuring that 
all its citizens and residents have access to adequate accommodation, i.e. accommodation 
that caters for diverse essential needs. Australia has a free-market, laissez-faire approach to 
housing and largely limits housing policy measures to land releases and tax incentives to 
encourage the construction of new dwellings. Australia’s approach is similar to that of other 
developed world countries like the USA and Canada, where land availability has traditionally 
not been a problem and where a propensity for free market solutions of public policy issues 
exists anyway. European developed countries like the UK, Germany, The Netherlands, 
Belgium, France and the Scandinavian countries have a tradition of centralised housing 
regulation and frame that regulation to a large extent according to the principles of adequate 
supply and affordability. 
 
In Australia, the approach to ageing-friendly housing has been an extension of the approach 
to housing policy in general: a mixture of (1) measures at the State, Territory and Local 
Government level to promote older people being able to stay in the family home or to 
downsize (see Box 1) and (2) hard-nosed commercial solutions  
 

Box 1 – Assistance for older people to downsize 
 
The term ‘downsizing’ is a misnomer. While older people may move from a larger 
house to a smaller one, the key issue tends to be the reduced manageability of their 
home. This reduced manageability is less likely to be related to size than to factors 
such as (1) the reduced ability to maintain an ageing home; (2) the reduced ability to 
negotiate access to the home, e.g. stairs, bathroom, kitchen; (3) the reduced ability 
to negotiate access to the community due to the geographical location of the home. 
 
Another often-cited reason for ‘downsizing’ is the freeing up of equity locked in in the 
home. Anecdotally, however, this seems the least prevalent reason why older people 
move house, as the sale price of the old and the purchase price of the new house 
tend to be similar (certainly when stamp duty and removal costs are taken into 
account), unless the move is to an area where housing is significantly lower priced. 
Such moves are often from city to regional areas and bring with them problems 
associated with loss of social networks and reduced availability of services. 
 
In NSW, there have been a number of schemes to improve housing affordability, 
although the overriding aim of these schemes have been, and continue to be, 
boosting the NSW economy through housing construction. In 2009 a 50 per cent 
stamp duty discount was available to anyone buying and moving into a newly 
constructed home worth up to $600,000.  
 
2010 saw the introduction of the Home Builder’s Bonus, which offered the over-65s a 
full stamp duty exemption. In 2011, the last year of this particular scheme, the age 
limit was reduced to over-55s. 
 
In 2012, NSW introduced the New Home Grant, which offers $5,000 to non-first 
homebuyers of new properties. 
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While measures of this kind have been introduced at various points in time 
throughout Australia, only the ACT and Victoria have introduced permanent stamp 
duty discounts for seniors without gearing those discounts to the promotion of 
housing construction. Victoria grants seniors a full stamp duty exemption to 
properties up to a value of $330,000 and applies a sliding scale to properties above 
that limit. The ACT does something similar but calculates the stamp duty discount 
using a fixed percentage (of 17.5 per cent at the time of writing). 
 
While targeting stamp duty exemptions at seniors in order to promote downsizing is 
commendable, it appears that none of the schemes that have been, and are in 
existence, are geared to getting seniors into housing that maximises their chance to 
be cared for at home should that need arise. Current schemes seem to operate on a 
vague notion that seniors who move will downsize. There is no scheme that offers 
stamp duty discounts specifically for seniors moving into ageing-friendly housing, let 
alone ageing-specific housing. 

 
in the form of retirement villages, manufactured home estates and seniors living villages, all 
of which, more often than not, are not designed to accommodate high needs aged care. 
 
As a result, too many older Australians live out their lives in the dour setting of residential 
aged care facilities. In Australia, 1,225,706 people received aged care in some form during 
2013-201424. Seventy-one per cent of those received in-home assistance with household 
tasks and, at its most involved, with personal care. A further two per cent received respite 
care, which involves short intermittent stays in residential aged care facilities to give their 
informal carer a break. Nineteen per cent were institutionalised in nursing homes, while six 
per cent receive aged-care-at-home, the type of care normally provided in nursing home. 
 
As the Australian Government recognises, most older Australians want to remain 
independent and live at home for as long as possible. A recent CPSA survey asked the 
question: If you needed some kind of aged care, where would you prefer to receive care? 
Ninety-five per cent of respondents said they wanted to receive care in their own home, five 
per cent in a nursing home. 
 
 

 
24 Report on the Operation of the Aged Care Act 1997, 2013-2014. 
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However, in reality, more than one in five older people (19 per cent) receiving aged care do 
so in a nursing home. 
 
The overwhelming survey response in preference of aged care at home is not the expression 
of an unrealistic expectation or wish. In 1988, Denmark placed a moratorium on nursing 
home construction. At that time, there were 42,000 nursing home beds and 23,000 
accessible social housing places. In other words, in 1996 65 per cent of people needing 
nursing home type care were accommodated in nursing homes, with 35 per cent cared for in 
their own home. Fourteen years later, in 2010, only 13 per cent were cared for in nursing 
homes with 87 per cent being cared for in their own homes. During that time, the nett 
increase in accessible social housing for older people was 28 per cent, while the number of 
nursing home places declined by 75 per cent. These statistics do not reflect the number of 
people receiving nursing home type care in privately owned or rented homes.25 
 
Statistics from a paper published in 200726 show that only 8 per cent of Danes over 60 live in 
accommodation that is specifically designed to provide aged care and only 5 per cent live in 
nursing homes, most of which have been converted to complexes of residential units and 
communal areas. Three per cent live in independent living units, but with care available 
close-by. 
 
This means that a very high rate of people are receiving care, including nursing home type 
care, in their own home in Denmark. This is clearly the result of a housing policy intervention 
that built on existing housing regulation. 
 
It is tempting to suggest that Australia should adopt the same quite pervasive and extensive 
housing regulation as Denmark and other Western European countries. However, the way 

 
25 [Danish] Ministry of Housing, Urban and Rural Affairs, Fact sheet on Danish housing for the elderly - 

http://mbbl.dk/sites/mbbl.dk/files/dokumenter/publikationer/fact_sheet_on_housing_for_the_eldery.oct2014.pdf  
26 Housing in Denmark, Hans Kristensen, Centre for Housing and Welfare, Realdania Research, 2007. 

 

http://mbbl.dk/sites/mbbl.dk/files/dokumenter/publikationer/fact_sheet_on_housing_for_the_eldery.oct2014.pdf
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housing needs are met in Australia has such a radically different history and tradition that the 
better course of action might be to suggest a way to achieve the Danish aged care 
accommodation outcome using the Australian approach that tends to avoid Government 
intervention in housing, although some significant  regulatory reform would still need to occur. 
 
2. Australian housing design 

 
For older people, independence and the ability to continue living at home depend on a 
number of factors, but the chief one is the accessibility of their home. For example, a single 
flight of stairs to an apartment can become the reason why an older person has no option but 
to move into a nursing home, even though that person would be able to otherwise function in 
their home. Accessibility of the home is therefore of crucial importance to any effective policy 
designed to ensure that people can continue to live at home until the end. Sadly, accessibility 
of ordinary Australian housing is the exception, not the rule. 
 
The principal regulatory instrument for Australian housing design is the Building Code of 
Australia (BCA). While the BCA contains accessibility requirements for commercial 
developments, the BCA does not deal with the accessibility of single or attached housing, 
which is the jurisdiction of Local Government. While the BCA does regulate accessibility of 
apartment buildings, it only regulates access to common areas. The internal design of flats 
and apartments is outside the BCA’s current remit.  
 
As a result, accessibility requirements for housing vary from Local Government authority to 
Local Government authority. The City of Sydney, for example, where new housing mostly 
takes the form of high-rise apartment buildings, requires new or substantially refurbished 
apartment buildings to contain between 10 and 15 per cent adaptable units designed 
according to the relevant standards AS 1428 and AS 4299, i.e. accessibility standards.27 The 
City of Sydney has no adaptable housing requirements for single and attached dwellings. 
Neither does Brisbane City, which only stipulates that, if adaptable apartments are to be 
constructed, they must conform to certain requirements, but there’s no requirement to provide 
at least a minimum number of adaptable apartments as part of a development.28 
 
The rationale for the BCA regulating the accessibility of commercial developments is that 
these buildings are accessed by the public. It is generally a breach of the federal Disability 
Discrimination Act 1992 if those with mobility impairments are excluded from access because 
of building design.  
 
Even though the same principle prompting accessibility requirements for public and 
commercial buildings cannot be applied to housing, which is private, there is no reason why 
the BCA should not address housing accessibility at all. It may be true that the design of a 
house that is being built for owner-occupation is primarily the concern of the owner-occupier, 
but there are a number of arguments to support inclusion in the BCA of accessibility 
requirements for housing.  
 

 
27 City of Sydney Access Development Control Plan 2004 
28 Brisbane City Plan 2014 
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Firstly, housing used commercially, i.e. as rentals, should be accessible for the same reason 
as commercial developments must meet accessibility requirements, i.e. by not providing 
accessibility, mobility impairments can exclude prospective tenants. When a house is built, it 
may be used as an owner-occupancy, but it is likely to be rented out at some stage for some 
period, so there is a clear case for housing to be built accessibly. 
 
Secondly, the marketing of housing without accessibility features to prospective owner-
occupiers discriminates against buyers with mobility impairments. This is particularly true for 
flats and apartments, where there is generally limited scope for the retrofitting of accessibility 
features. 
 
Thirdly, people want to remain in their homes as they age, and, even though, they may not 
need accessibility features for the majority of their occupation of their home, it is highly 
probable that their mobility will become impaired to a greater or lesser extent at some point 
and that they will need accessibility features then. Making accessibility of housing generally 
mandatory would be a significant act of consumer protection. 
 
This policy does not set out to propose what should be included in the way of accessibility 
requirements. However, the principles and concepts enabling the design and construction of 
accessible housing are sufficiently developed to form the basis of a negotiation between the 
Australian Government, industry and consumers about the inclusion of housing accessibility 
requirements in the BCA. The Australian Network for Universal Housing Design has stated it 
wants Liveable Housing Design’s Gold Level to be incorporated in the BCA. Liveable Housing 
Design is an organisation that arranges for certification of housing on the basis of 
accessibility.29 Landcom has developed its own Universal Housing Guidelines.30  
 
3. Nursing home risk 

 
This section introduces the notion of nursing home risk, defined as the risk a person runs of 
effectively being forced to move to a nursing home as a result of one or more of the following 
factors related to their housing: 

• Design resulting in limited or no accessibility; 

• Lack of security of tenure; 

• Lack of ability to keep up do-it-yourself home maintenance; 

• Lack of ability to pay for charges associated with home maintenance and services; 

• Lack of ability to pay rent; 

• Lack of access to services as a result of location; 

 
29 http://www.livablehousingaustralia.org.au/library/help/Livable_Housing_Design_Guidelines_Web1.pdf  
30 

http://www.landcom.com.au/downloads/uploaded/FINAL_Universal%20Housing%20Design%20Guidelines%20Fact%20S

heet_6507_740d.pdf  

http://www.livablehousingaustralia.org.au/library/help/Livable_Housing_Design_Guidelines_Web1.pdf
http://www.landcom.com.au/downloads/uploaded/FINAL_Universal%20Housing%20Design%20Guidelines%20Fact%20Sheet_6507_740d.pdf
http://www.landcom.com.au/downloads/uploaded/FINAL_Universal%20Housing%20Design%20Guidelines%20Fact%20Sheet_6507_740d.pdf
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• Lack of access to community-based aged care as a result of a lack of co-location31 of 

older people. 

 
Note that nursing home risk as defined here does not include poor health, the assumption 
being that poor health, except in acute and/or chronic cases, does not generally justify a 
move to a nursing home, which offers very limited nursing care and is primarily a form of 
extreme co-location. 
 
 
Family home 

 
The vast majority of Australians over 50 own and occupy their own home, 84.6 per cent 
according to the ABS Year Book 2012. The ability to stay in this home until their death is 
determined not so much by the size of the house or the size of the property as a whole and 
the associated maintenance issues, as by the design of the house and its geographical 
location.  

 
Design features that can cause complications include multiple floor levels and stairs, while 
the home’s location away from shops and services may give rise to transport issues once the 
ability to drive becomes impaired. Nursing home risk increases significantly with even minor 
mobility impairments, and the same holds true for vision impairments, impacting on the ability 
to drive.  

 
While maintenance of house and land may be easily overcome, the cost associated with 
owner occupied property may become an issue as the capacity to pay for rates, other 
overheads and recurring maintenance tasks such as cleaning and repairs is reduced later in 
retirement.  

 
Co-location to facilitate care-at-home is random in the case of owner-occupied housing. The 
economic viability of care-at-home increases with the size and population density of town and 
suburbs.  

 
The single most important feature of owner occupied housing that reduces the nursing home 
risk is security of tenure, although if the equity in the home is such that it does not permit a 
move, this security of tenure may ultimately not be a good enough security against nursing 
home risk due to lack of accessibility features. 

 
Private rental 

 
Relatively few Australians over 50 rely on the private rental market for their permanent 
accommodation, 6.3 per cent according to the ABS Year Book 2012. Housing rented privately 
can potentially be very good insurance against nursing home risk. If the design or location of 

 
31 The provision of aged care at home is obviously more likely to be viable in an area where a number of people live who 

need care. The higher the density, the less time the care worker spends in transit, the more cost-effective care-at-home can 

be. 
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a rental pose a problem, it is relatively easy to move to rental accommodation where that 
problem does not arise. 

 
Also, property maintenance other than cleaning is not the responsibility of the tenant. 
 
However, the big ‘if’ in all this is that private rentals work well if the tenant has the financial 
means to choose a rental that meets their needs, although supply of accessible housing is 
very limited and, as a consequence, so is choice. If tenants are not reasonably financially 
secure, nursing home risk associated with renting accommodation on the private market can 
become quite high early on in retirement. 

 
Landlords are often loathe to allow home modifications such as grab rails or changes to 
bathrooms and kitchens needed to allow a tenant to live in a particular rental, while rentals 
with accessibility features already included are scarce, particularly where rents are 
affordable.  

 
Co-location to facilitate community-based aged care at home is random in the case of private 
rentals. 

 
Low-rent housing is often located away from services, making continued tenure a difficult 
proposition with age, quite apart from the almost total lack of security of tenure provided by 
most rental leases in the private market, so that, particularly at the lower end of the market, 
living in rented accommodation carries significant nursing home risk. 

 
Social housing 

 
Genuine security of tenure for renters can only be found in public and community housing. 
Public and community housing caters for 4.8 per cent of households over 65 according to the 
ABS Year Book 2012. 

 
Public and community housing generally also has adequate design provisions to allow 
tenants as they age to continue their tenancy, either in their existing accommodation or in 
accommodation designed specifically for people with physical disabilities.  

 
Public and community housing tends to be provided with a high degree of co-location, which 
facilitates care-at-home and community transport.  
 
The location of public and community housing tends to be in urban areas with a high degree 
of co-location of older tenants. This means that community transport can be viably provided. 

 
Tenants are not responsible for maintenance, other than cleaning and rents are tied to 
income levels.  

 
Public and community housing as an ageing-friendly housing model offers very good security 
against nursing home risk. The catch is that the supply is severely constrained and that this is 
likely to continue in the foreseeable future. 
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Retirement villages 

 
About 136,000 people live in retirement villages.32 Retirement villages are a great housing 
option from the point of view of co-location, which make them the ideal delivery platform for 
community-based aged care. On that count, they are great security against nursing home 
risk.  

 
Retirement villages also have going for them that maintenance issues, apart from cleaning, 
are for management to address. 

 
Retirement villages offer great security of tenure, although there’s increased nursing home 
risk once residents’ financial capacity decreases and village charges become a burden. 
Ongoing charges in a retirement village can particularly be a problem if a village operator 
resolves to upgrade the village and increase charges, although just keeping up with charges 
can also become a problem as a result of residents running down their savings as their 
retirement progresses.  

 
They are a mixed bag when it comes to design and accessibility, some villages featuring 
luxury accessible units. There are also villages where residents can transfer into more 
accessible accommodation and eventually into a nursing home attached to the village. 
 
The location of retirement villages, while generally in urban and suburban areas, can be such 
that residents with mobility issues may not be able to get to shops and services on their own. 
However, villages often provide group transport to ensure such residents are able to go out 
into the community.  

 
All in all, retirement villages offer reasonable security against nursing home risk, although this 
is clearly not a top-of-mind issue for village operators, who may actually have an interest in 
residents transferring to a nursing home owned by the village operator and may therefore 
have scant regard for the accessibility of the accommodation they provide. 

 
Manufactured home estates 

 
Manufactured home estates are often confused with retirement villages, but they are 
operated under different legislation and according to different principles. In a manufactured 
home estate, the resident owns a demountable house on a plot of land which they rent. The 
tenancy can be terminated by the estate operator, in which case the resident must sell their 
house and sell it quickly. While this does not appear to happen frequently, it does happen 
and it is easy to see that the estate operator has the upper hand in the landlord/tenant 
relationship. 
 

 
32 ABS Census 2011, http://www.abs.gov.au/ausstats/abs@.nsf/Lookup/2071.0main+features602012-2013 

http://www.abs.gov.au/ausstats/abs@.nsf/Lookup/2071.0main+features602012-2013
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Colliers International, a company operating manufactured home estates is quoted as saying 
that, in 2011, there were about 77,000 residences in manufactured home estates in Australia, 
with strong growth expected.33 

 
The design of demountable homes usually does not take accessibility into account. The size 
of these homes is an intrinsic barrier to accessibility as is the fact that they are usually 
positioned on piers; the size of the plot is usually too small to accommodate a ramp. As a 
result, living in a manufactured home estate carries a significant nursing home risk, acerbated 
by the fact that residents have already traded their owner-occupied home for a much cheaper 
demountable home, generally to free up equity and supplement the age pension. Trading in 
their demountable home for an accessible home is generally not an option. 

 
While manufactured home estates are maintained by the operator, the demountable houses 
are not. Maintenance is therefore the responsibility of the resident, which adds to nursing 
home risk associated with manufactured home estates. 

 
On the upside, manufactured home estates offer the same degree of co-location as 
retirement villages, which facilitates aged care at home. 
 
While estates are often situated in outer suburban areas, the number of residents in these 
estates means that community and group transport are viable options. 

 
Seniors living villages 

 
While not nearly as common as manufactured home estates, seniors living villages do exist, 
especially in inland regional areas. No reliable estimates are available but the size of this 
market is unlikely to exceed 10,000 residences.  
 
Seniors living villages are usually found on the fringe of towns and may not fully cater to 
shopping and services needs. The accommodation on offer is generally for a bedsitter type 
apartment without a full kitchen, as meals are included as part of the accommodation.  
 
Rents, which cover accommodation, maintenance, food and laundry, vary. They may be set 
as a percentage of the full rate age pension, a rate that often is also applied to the pension 
supplement, plus rent assistance. The rate is usually 85 per cent of the single full rate 
pension, which means only $60 of the pension is left after rent, which must cover all other 
expenses such as phone, internet and electricity charges. Unless the resident has substantial 
income in addition to, or instead of the pension, nursing home risk in seniors living villages is 
significant.  
 
Typically, residents will have sold their owner-occupied home to free up equity. However, 
freed up equity from a home located inland and regionally, which is where residents are most 
likely to originate, is unlikely to produce substantial income, so that residents are likely to 
have to eat into the principal of their capital to meet unforeseen expenses. Once their capital 

 
33 Broke retirees take over Australia's caravan parks, Sydney Morning Herald, 10 October 2014 -   

http://www.smh.com.au/business/property/broke-retirees-take-over-australias-caravan-parks-20141010-1147ul.html  

http://www.smh.com.au/business/property/broke-retirees-take-over-australias-caravan-parks-20141010-1147ul.html
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is exhausted, their continued residence in a seniors living village is precarious without money 
for any incidentals, including clothing and medical and dental expenses. 

 
While accessibility in purpose-built seniors living villages need not be problematic and co-
location facilitates community aged care, the reality is that once a resident has a significant 
permanent mobility impairment or other medical condition, any associated expenses will not 
generally be affordable and the only solution is for the resident to go into a nursing home. 
 
Granny flats 
 
Granny flats offer great potential to create low-cost accommodation that is entirely 
accessible.  
 
There is both an accommodation and a care element to a granny flat. People generally move 
into a granny flat so that relatives living in the main house can provide informal care to them 
to a lesser or greater extent. 
 
From the point of view of planning regulation, granny flats are a second residence on a single 
block. 
 
The ABS Census puts granny flats in the ‘flats, apartments and units’ categories. It is 
therefore not possible to estimate the number of granny flats in Australia. Also, even though 
they are called granny flats, many are occupied by people who are not of grandparent age 
and who are not related to the people living in the main house. The size of the market in 
granny flats is therefore unknown, but with residential block sizes getting smaller and 
apartment buildings replacing detached housing, it is reasonable to assume that the size of 
the market is getting smaller. 
 
Granny flats are add-ons to (mostly) detached owner-occupied housing, and access to shops 
and services may be a problem the same as it may be a problem for older people living in 
detached housing. The same limited co-location with older people arises, which may make it 
difficult to access aged care at home. However, the sting is taken out of both these issues by 
the fact that granny flats generally come with proximity to close relatives who can provide 
informal care.  
 
Newly built granny flats will not require a great deal of maintenance, while the maintenance of 
the block on which they sit would not normally be the responsibility of the granny flat resident.  
 
However, security of tenure in a granny flat can be a fraught issue. Even if the occupier of the 
granny flat owns it, they may not own the block of land and main residence. In that case, the 
legal position of the granny flat occupant could be similar to that of a resident in a 
manufactured home estate. If no formal tenancy arrangements have been made and the 
tenancy has been entered into on an informal basis, all sorts of problems and uncertainties 
may arise if this informal basis were to break down.  
 
While there is a lot in a granny flat arrangement that can reduce nursing home risk, tenure 
issues can increase it. 
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5. The case for policy change 

 
It is estimated that in 2012-2013 the residential aged care industry received revenue of 
approximately $2.1 billion for the bricks-and-mortar part of its business. This amount 
excludes revenue raised to cover residents’ daily living expenses and it excludes revenue to 
cover care costs. This amount represents the total amount spent by the Australian 
Government in accommodation subsidies (approximately $780 million) and by nursing home 
residents, who paid $515 million in accommodation charges and from whose bonds totalling 
$14.3 billion in value an estimated $70 million was retained by the industry, which also raised 
an estimated $715 million in interest through these bonds. This represents an average 
expenditure on rent by each nursing home resident of $11,000 a year or $210 per week on a 
furnished room, excluding food, laundry etc and excluding care.34 It should be noted that this 
furnished room in the vast majority of cases is occupied by a further one, two or three 
residents.  
 
From 1 July 2014, a number of measures ensure that the revenue generated by providing 
nursing home accommodation (excluding daily living expenses and care) increases 
dramatically. First, the Government’s accommodation subsidy went up by 33 per cent, from 
$39.78 to $53.04 a day. Second, the distinction between low and high care was removed and 
now all residents, not just residents needing low care, can be asked to post a bond or pay 
accommodation charges. Third, the maximum bond that providers can charge without 
specific regulatory approval will be $550,000, $300,000 more than the median bond posted in 
2012-2013. 
 
The magnitude of the increase in revenue becomes clear by inserting these changes into a 
projection for 2013-2014. The total revenue increases to almost $5 billion with the weekly rent 
per resident increasing to more than $500, which means revenue in excess of $1,000 for a 
two-bed room.35  
 
The Australian Government subsidises residential aged care, i.e. nursing home care, to the 
tune of $9.8 billion in 2013-2014, while it spent $1.3 billion on Home Care Packages, i.e. on 
people receiving nursing home type care at home.  
 

 
34 This estimate is based on information in the Aged Car Funding Authority’s (ACFA) Report on the Funding and 
Financing of the Aged Care Industry – 31 July 2014. This report identifies $779.6 million in Government 
expenditure on nursing home accommodation and $515 million by residents. This report also identifies $14.3 
billion as the value of bonds held industry-wide during 2013-2014. CPSA has assumed that interest revenue 
was raised on the basis of 5 per cent flat per annum. This report identifies an occupancy rate of 92.7 per cent 
(189,761 residents) and a high care occupancy rate of 74.6 per cent. CPSA has assumed that the difference 
between the overall and the high care occupancy rates (18.1 per cent) fairly represents the low care occupancy 
rate. CPSA has further assumed that one in two low care residents has paid a bond in excess of the upper limit 
of $49,680 from which a monthly amount of $340 is retained by the industry. 2013-2014 was the last year during 
which the low, and high care distinction existed, with only low care recipients able to be required to post a bond. 
From 1 July 2014, all residents can be required to post a bond or pay accommodation charges.  
35 This calculation assumes that residents who are liable to contribute towards the cost of their accommodation, 
will do so by taking out a bond rather than pay periodic charges. This calculation excludes retention of part of 
the principal constituting the bond, an arrangement which was removed as per 1 July 2014. 
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Going by these headline figures, the Australian Government spends significantly more on a 
person being cared for in a residential aged care facility compared with what it spends on a 
person being cared for at home. In fact, the average annual Government expenditure on a 
nursing home resident is $56,100, says the Government, compared with $19,200 on a Home 
Care Package. Even the average expenditure on a ‘low-care’ nursing home resident is 
significantly higher at $25,900 a year.36  
 
It is incomprehensible why Australia should spend $5 billion a year (and growing) on nursing 
homes when 95 out of one hundred older Australians don’t want to and don’t need to ever 
live in one and when it would cost the Government less than half to care for these residents 
at home. 
 
It is in the interest of both the Government and older Australians to pursue a housing solution 
that maximises aged-care-at-home. Successive Governments have adopted the rhetoric for 
aged-care-at-home. Senator Mitch Fifield, Assistant Minister for Social Services, with 
responsibility for aged care, said this: 
 
“We’re building a system that offers choice and flexibility for older people and puts control 
back in their hands, with more support at home to help people to stay independent and in 
their own homes for as long as possible.”37 
 
“The Australian Government’s investment in home support and home care packages means 
people will have greater choice and flexibility when it comes to home-based care and 
support.” 
 
A 2012 study, which examined how applicants approved for what is now called Home Care 
Packages (HCPs) fared, found that out of 285 approvals for HCPs only 35 HCPs were 
provided. The majority of applicants, 250 or 88 per cent, were still waiting nine months to one 
year after receiving their approval. The study also noted that no data on waiting times were 
collated at any level, be it local, state or federal. In addition, the study noted evidence that 
delayed community support increases acute hospital usage.38 
 
Another reason why HCPs are not taken up as widely as would be consistent with people’s 
preference to receive care at home, is that people on an HCP pay, as a minimum, 17.5 per 
cent of the full rate single pension in a ‘basic daily fee’, while further fees are payable subject 
to means testing. The ‘basic daily fee’ represents a significant and in many cases 
insurmountable barrier to people on low incomes to be provided with an HCP, certainly those 
people who need an HCP3 and HCP4, but also those on HCP 1 and 2, who are likely to need 
care on a daily basis. For a single full rate pensioner, HCPs are therefore likely to be 
unaffordable and the only viable alternative is to go into a nursing home, where the ‘basic 
daily fee’ is 85 per cent of the single full rate pension, but which covers food and other 
essentials, so that the resident has no further outlays. 

 
36 Report on the Operation of the Aged Care Act 1997 2013-2014. 
37 Report on the Operation of the Aged Care Act 1997 2013-2014. 
38 Waiting times for Aged Care Packages: The need to know, Maria Griffiths et al, Australasian Journal on Ageing Vol 33 

Issue 1 - http://onlinelibrary.wiley.com/doi/10.1111/j.1741-6612.2012.00641.x/full 

http://onlinelibrary.wiley.com/doi/10.1111/j.1741-6612.2012.00641.x/full
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Also, the aged care industry is geared almost exclusively to the provision of residential aged 
care. The 2014 Bentley Aged Care Survey provides an in-depth financial and operational 
analysis of aged care in Australia, but does not cover or even mention aged-care-at-home 
(Home Care Packages).  
 
While this may be as to be expected from a firm with an obvious interest in residential aged 
care from a financial consultancy point of view, it appears the Government’s Aged Care 
Financing Authority (ACFA) takes much the same view: “ACFA estimates that $31 billion will 
be needed over the next decade to fund the construction of new or rebuilt aged care homes 
to accommodate an additional 76,000 older Australians.”39 
 
As mentioned earlier, the average Government subsidy to fund an HCP is about one-third of 
the average subsidy to fund a nursing home place. This is according to the Government’s 
own annual Report on the Operation of the Aged Care Act. While, as also mentioned earlier, 
it is a mystery that the Government is not acting to make HCPs the default option for aged 
care, it is an even greater mystery why the Government makes no attempt to justify its 
favouring of the nursing home sector over the aged-care-at-home sector. 
 
The most probable reason why Government policy favours nursing homes over aged-care-at-
home is the (reasonably) expected increase in demand for aged care beyond the level of 
care that can be provided under its home care programs. In other words, the Government is 
spooked by the idea of changing the basis of aged care provision from institutionalisation to 
the individual home, because it realises that co-location is the key to affordable aged care, 
but the only currently available, planned method of co-location for the purpose of providing 
aged care is institutionalisation.  
 
Any genuine push to change from institutionalised aged care to aged-care-at-home in 
Australia would need to conscript the two main current forms of age-based co-location, 
retirement villages and manufactured home estates. 
 
Resistance is to be expected from the powerful and well-established residential aged care 
industry, which, following the increases in Government subsidies and extension of the 
accommodation system to all nursing home places, is backed by major financial institutions. If 
the Government resolved to maximise aged care at home and achieve an outcome along 
Danish lines, reliance on residential aged care facilities would need to be reduced from 19 
per cent to only 5 per cent of people needing aged care living in an institutionalised setting. If 
this were to be implemented, the current size of the residential aged care industry would 
need to become nearly four times smaller. If implemented now, it would mean that instead of 
approximately 177,000 people in nursing homes there would be approximately 46,000 people 
in nursing homes. 
 
However, here is a scenario to illustrate what is possible. A couple, both in their late sixties, 
sell their house in the suburbs. They need to negotiate steps coming in and out. To do the 
shopping they need a car. The house is ageing and needs a new bathroom and kitchen. The 

 
39 Report on the Funding and Financing of the Aged Care Industry, July 2014, Aged Care Financing Authority. 
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couple are increasingly finding maintenance of the house and yard a burden. Their situation 
is a common one. With the proceeds of the sale of their house, the couple buys into an 
ageing specific housing community, where they have a choice of a freestanding villa, a 
townhouse or an apartment, all designed and built in compliance with AS1428 and AS 4299, 
maximising the couple’s chance of never having to go into the Village’s nursing home. 
 
The sales agreement provides for a premium to be paid to cover entry into the village’s 
nursing home should that be necessary. Care in the nursing home is provided by an 
organisation separate from the organisation that is the building manager for the village. The 
couple’s share in the village becomes part of their estate. 
 
This scenario may look a lot like what is provided by a retirement village. The most common 
way of entering a retirement villages is to effectively ‘buy in’. Many retirement villages are co-
located with a nursing home. Many retirement villages offer a mix of dwelling types. 
 
However, the differences between the scenario and the retirement village are also quite 
obvious. There is no requirement for dwellings in retirement villages to comply with AS 1428 
and AS 4299. This means that residents in a retirement village are more likely to end their 
days in a nursing home, as their dwellings are less accessible.  
 
Even though a retirement village may be co-located with a nursing home, this provides no 
guarantee that village residents will be able to transition to this nursing home. From a 
practical point of view, they may not be able to afford it if they can’t put up bond to pay for the 
accommodation charges of the nursing home. From a regulatory point of view, the village and 
nursing home are not co-located, the village being regulated under state or territory 
legislation, while the nursing home is regulated under federal law.  
 
6. Recommendations 

 
1. Adopt, by amendment of the Aged Care Act 1997, the principle that any older Australian 

in need of care is entitled to care. 

 
Currently, the aged care system in Australia limits supply of aged care and bases supply 
limits on demand modelling. This is most apparent in residential aged care and Home Care 
Packages, where the number of places is annually determined per planning region. While the 
funding model for the Home Support Programme as outlined in the March 2015 draft 
consultation paper40 does not quantify the limits of supply, supply is clearly proposed to be 
limited by block funding providers. Once that funding runs out, there will be no additional 
supply. 
 
However, as a civilised, developed nation, Australia cannot shy away from its moral 
obligation to provide care to those who need it. This means Australia should make aged care 
an entitlement. 
 

 
40 Commonwealth Home Support Programme – National Fees Policy Consultation Paper, Australian Government, 

Department of Social Services, 2 March 2015. 
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2. Adopt, by amendment of the Aged Care Act 1997, the principle that aged care will be 

delivered in the family home unless there are compelling reasons to opt for 

institutionalised aged care. 

 
Any aged care policy designed to keep people out of nursing homes needs to adopt as its 
guiding principle that people’s homes are where care will be delivered. Adopting this principle 
would mean, for example, that, where an older person can’t afford an electric wheelchair, it 
will be made available. Currently, if an older person can’t afford an electric wheelchair but 
needs it to stay independent, they will end up moving into a nursing home. This illustrates 
that, effectively, the mindset of aged care assessors, aged care providers, family of older 
people and older people themselves is to regard it as reasonable that minor obstacles will 
cause removal to a nursing home. 
 
However, lack of mobility equipment, defective home design and poor health, except in acute 
and/or severe chronic cases, does not justify a move to a nursing home. In many cases the 
obstacles that cause people to move into a nursing home are not overcome as a result of this 
move. The person that could have stayed at home if they had been given an electric 
wheelchair is likely to be put in a comfortable chair for the better part of the day and have 
their basic needs seen to. 
 
Nursing homes offer very limited nursing care and are primarily a form of extreme co-location 
of care recipients. Adoption of the principle that aged care will be delivered in the home does 
not mean co-location of care recipients should be abandoned. It only means that co-location 
is not taken to an unreasonable level where people capable of living at home are 
institutionalised. 
 
3. Merge the program providing Home Care Packages (HCPs) and the Commonwealth 

Home Support Programme. 

 
In Australia, 1,225,700 people received aged care in some form during 2013-201441. 
Seventy-one per cent (891,500 people) of those received in-home assistance with household 
tasks, meals and, at its most involved, with personal care under the Home and Community 
Care Programme administered by the states and territories until 2014, when operational 
responsibility was transferred to the Commonwealth.  
 
From 1 July 2015, the National Respite for Carers Program, the Day Therapy Centre 
Program and the Commonwealth HACC Program will be combined under a 
single streamlined Commonwealth Home Support Programme to provide basic home 
maintenance, care, support and respite services for older people living in the community, and 
their carers. 
 
The distinction between care available under the Home Support Programme and under a 
Home Care Package is not entirely clear. Home Care Packages are based on the idea that 

 
41 Report on the Operation of the Aged Care Act 1997, 2013-2014. 
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the nature of the care provided is similar to that provided in a nursing home. However, no 
matter how home care is packaged, levels of care are complementary.  
 
4. Introduce a means-tested subsidised equipment program for older Australians as part of 

the Home Support Programme and Home Care Package program. 

 
Aged care equipment such as wheelchairs and lifters are currently not provided as part of any 
care-at-home program. Care recipients must get their own equipment or go without. Where 
care recipients cannot afford a piece of vital equipment, the consequence can be 
institutionalisation in a nursing home, where the equipment may be available, although it is 
unlikely that a nursing home will provide any equipment other than basic equipment.  
 
For example, a person who needs but cannot afford a motorised wheelchair and a lifter to get 
in and out of bed, may have to enter a nursing home, where a lifter and manual wheelchair 
are available. If this person could get a motorised wheelchair and a lifter under a subsidised 
arrangement, they could remain in their own home. It is noted here that in 2013-2014 a 
nursing home resident cost the Government $56,100, while someone on a Home Care 
Package cost $19,200, a difference of almost $37,000 and enough to buy a new motorised 
wheelchair and a lifter for this person every year, which is not proposed here. 
 
5. Amend the Aged Care Act 1997 and the Building Code of Australia to provide for the 

creation of ageing-specific housing communities. 

 
An ageing-specific housing community should meet the following criteria. They should 
provide: 

• Housing units in the form of independent living units, i.e. housing and common areas 

should meet the relevant accessibility standards of the Building Code of Australia to 

maximise the time during which people can receive care at home; 

• Housing units that are co-located to ensure that care can be delivered efficiently, i.e. 

with a minimum of time spent in transit by carers; 

• An environment where residents have access to services, family and friends and the 

wider community; 

• A nursing home capacity to care for residents no longer able to live independently; 

• Security of tenure, which includes an arrangement by which one member of a couple 

can be living in their independent living unit while their partner lives in the nursing 

home associated with the ageing-specific housing community. 

 
Retirement villages approximately fit the criteria of ageing-specific housing communities, but 
fall short in some important respects. Housing units in retirement villages need not, by law, be 
accessible, which means that residents with mobility problems are at risk from having to 
move, either into an accessible unit if they can afford it, or into a nursing home.  
 
Also, while many retirement villages offer security of tenure to its residents and many villages 
are co-located with a nursing home, the nursing home and the village are in different 
regulatory jurisdictions and there is no guarantee that a resident needing to move into a 
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nursing home would be able to move into the nursing home that is co-located with the village. 
That would depend not only on vacancies but also on people’s ability to meet the cost of 
nursing home accommodation. As an entity aiming to be an ageing-specific housing 
community, retirement villages can therefore not offer the security of tenure required in their 
current regulatory configuration. 
 
The Federal Government should require nursing homes to be partnered with ageing-specific 
housing communities. These could be, but need not be, retirement villages. For example, a 
manufactured home estate might well be able to meet the criteria for an ageing-specific 
housing community. Alternatively, a nursing home operators may choose to construct ageing-
specific housing communities that are compliant with federal and local regulation.  
 
There is also an opportunity for social housing to become part of ageing-specific housing 
communities. Much social housing is already built or earmarked for occupation by older 
people and as such can readily be incorporated into ageing-specific housing community 
arrangements, particularly in those states and territories who are currently actively involved in 
residential (i.e. nursing home) care. 
 
6. Remove supply caps on aged care places and packages. 

 
Ageing-specific housing communities need to operate more or less like retirement villages, 
where the price of accommodation is set by demand and supply in an open market. To 
operate ageing-specific housing communities in a way where the Government regulates and 
controls supplies of the number of nursing home places and home care packages by region, 
could lead to price distortion of housing and a possible mismatch between the number of 
home care packages and the number of accommodation units and residents living in those 
units. 
 
The removal of supply caps is consistent with the principle of entitlement to care (see 
recommendation 1) and would address the shortfall in supply of (particularly) home care 
packages.  
 
The Government could retain, at least provisionally, the power to set a ratio of nursing home 
places to accommodation units within each in ageing-specific housing communities to ensure 
that each community has the capacity to cater for those needing care in a nursing home. 
 
It is noted that the current aged care assessment process would provide an adequate 
safeguard to over servicing in the area of home care packages. 
 
7. Adopt, by amendment of the Aged Care Act 1997, the principle that older Australians 

must apply their equity, including the equity in the family home, to pay for their 

accommodation in an ageing-specific housing community with Government 

accommodation subsidies available on a means-tested basis. 

 
For some years now, policy makers have been eyeing off the equity older Australian hold 
through home ownership. The Productivity Commission’s 2011 report Caring for Older 
Australians recommended a Government-guaranteed home equity release scheme that 
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would have compelled older Australians in need of aged care to borrow against their home to 
pay for accommodation and care in nursing homes and for care if they stayed at home.  
 
The proposed scheme was not implemented by the Government. The Government did not 
state its reasons for rejecting the proposed scheme. However, quite apart from a number of 
compelling social equity issues, the proposed scheme would have turned the Government in 
the nation’s largest mortgage bank, and a mortgage bank with an extraordinary number of 
high-risk mortgages on its books. 
 
In the lead-up to the 2015 Federal Budget, the idea of a compulsory home equity release 
scheme was again floated. This time the proposed scheme was to fund an annuity to 
supplement the Age Pension. The proposed scheme again failed to be accepted, presumably 
for the same reason that defeated the Productivity Commission’s proposed scheme in 2011. 
 
The home equity of older Australians has for many years been targeted through residential 
aged care bonds, now officially called Refundable Accommodation Deposits (RADs). The 
cancellation of the distinction between ‘high care’ and ‘low care’ from 1 July 2014 means that 
anyone going into a nursing home must buy a bond priced at a level where typically only the 
sale of the family home can meet it. This is not a problem if the family home’s occupant (or 
occupants) are going into a nursing home, but it can be problematic where there is an 
occupant who needs to remain in the house. Entry into a nursing home can be quite difficult 
to achieve if the prospective entrant cannot pay a bond and couples, for example, may be 
under pressure to apply their home equity to pay for a bond even where the prospective 
entrant is eligible to become a concessional nursing home resident, which means the nursing 
home would receive a (lower) Government accommodation subsidy. 
 
While the bond is repayable42, usually to the estate of the person going into residential care, 
effectively and typically people going into residential aged care use their home equity to pay 
for the accommodation component of their aged care costs. In return they are housed, 
typically, in a room with one or more strangers.  
 
It would clearly be better for older Australians if they could apply their home equity to the 
purchase of a residence in an ageing-specific housing community. Living independently 
typically produces better quality-of-life outcomes, including better health and wellbeing 
outcomes. Also, couples and singles with live-in carers can move into ageing-specific 
communities together, obviating the need to apply home equity for one to the exclusion of the 
other. Finally, home equity to the extent it has been applied to buy into ageing-specific 
communities becomes part of the estate, while home equity freed up through the sale of the 
original family home can be used to pay or contribute to care costs. The potentially available 
amount of home equity that could be applied in this way is significant. The median price of a 
nursing home bond in 2013/2014 was $295,00043. The median price of a house in June 2014 
was $549,00044. Homeownership among people over 50 ran at 84.6 per cent45. Assuming 

 
42 Only the bond’s nominal value is repayable. Before 1 July 2014, aged care providers were able to take out up to 5 per 

cent of the bond’s value annually while also having the benefit of an interest-free loan to the value of the bond. Retention 

has now been abolished. 
43 Department of Social Services 2013–14 Report on the Operation of the Aged Care Act 1997. 
44 Australian Bureau of Statistics, 6416.0 - Residential Property Price Indexes: Eight Capital Cities, March 2015 
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nursing home bonds are funded through home equity, the pool of funding for ageing-specific 
housing communities sourced from home equity could be increased by 73 per cent.46 
 
8. Allow older Australians without current care needs to buy into and live in ageing-specific 

housing communities provided they can pay their own way. 

 
It would make sense to make ageing-specific housing communities available as a downsize 
option for people who don’t want to continue in their own home and who want to cover 
themselves in case they need aged care in the future.  
 
Older Australians already downsize into retirement villages and manufactured home estates. 
While these villages and estates make for outstanding levels of co-location for the purpose of 
aged-care-at-home. The design of residences in villages and certainly estates typically leaves 
a lot to be desired from the point of view of accessibility. 
 
By creating ageing-specific housing communities and by allowing older Australians to buy 
into these communities regardless of care needs, the Government would create a powerful 
incentive for existing villages and estates to be upgraded to the point where they qualify as 
ageing-specific housing communities. 
 
9. Amend the Building Code of Australia and the Disability Discrimination Act 1992 to make 

all housing ageing-friendly and housing specifically designed for, and marketed to older 

Australians, fully accessible. 

 
Accessibility of the home is of crucial importance to any effective policy designed to ensure 
that people can continue to live at home until the end. However, accessibility of ordinary 
Australian housing is currently the exception, not the rule. 
 
The principal regulatory instrument for Australian housing design is the Building Code of 
Australia (BCA). While the BCA contains accessibility requirements for commercial 
developments, the BCA does not deal with the accessibility of single or attached housing, 
which is the jurisdiction of Local Government. While the BCA does regulate accessibility of 
apartment buildings, it only regulates access to common areas.  
 
The internal design of flats and apartments should be within the BCA’s scope. Firstly, housing 
used commercially, i.e. as rentals, should be accessible for the same reason as commercial 
developments must meet accessibility requirements, i.e. by not providing accessibility, 
mobility impairments can exclude prospective tenants.  
 
Secondly, the marketing of housing without accessibility features to prospective owner-
occupiers discriminates against buyers with mobility impairments. This is particularly true for 
flats and apartments, where there is generally limited scope for the retrofitting of accessibility 
features. 

 
45 Australian Bureau of Statistics 2012. 
46 Calculation: (84.6% of ($549,000 - $295,000)) divided by $295,000 equals 73%. 
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Thirdly, people want to remain in their homes as they age, and, even though they may not 
need accessibility features for the majority of their occupation of their home, it is highly 
probable that their mobility will become impaired to a greater or lesser extent at some point 
and that they will need accessibility features then. Making accessibility of housing generally 
mandatory would be a significant act of consumer protection. 
 
10. Where practicable, provide home modifications on a subsidised but means-tested basis 

where the continued use of the home by an older Australian is assured by it having 

become part of an ageing-specific housing community. The value of the home should be 

excluded from the means test and the cost of modifications recouped where the home 

ceases to be used by an older Australian, unless and as long as occupied by a protected 

resident as defined in the Aged Care Act. 

 
As the Federal Government is a significant subsidiser of housing for older Australians in the 
guise of nursing home accommodation subsidies, it would be perfectly consistent with the 
Federal Government’s policy of encouraging people to receive care at home for it to allocate 
a proportion of the overall accommodation supplement payment to subsidise independent 
living infrastructure. 
 
However, in the case of home modification, accommodation supplement type subsidies 
should only be available where the continued use of the dwelling by an older Australian is 
assured. For example, it would be inefficient for the Government to subsidise modifications of 
a house that following the death of a HCP recipient may well be sold to a young family. These 
types of subsidies should therefore only be paid in respect of accommodation in ageing-
specific housing communities and should not be paid in respect of ageing-friendly housing.   
 
11. Provide consumer-directed and community-directed care in ageing-specific housing 

communities. 

 
Care provided in ageing-specific housing communities should be consumer-directed where 
provided in housing units, and community-directed where provided in the community’s 
nursing home. In other words, care provided in the nursing home would not necessarily be 
provided by the ageing-specific housing community’s operator, but by an organisation chosen 
by a board or committee of which ageing-specific housing community residents are members. 
 
Because of the co-location of people needing care in ageing-specific housing communities, 
care can be delivered with maximum efficiency and also opens up the possibility for 
competition between care providers, which is likely to benefit the quality of care, particularly if 
care recipients have the ability to choose their care provider.  
 
Once a nursing home becomes part of an ageing-specific housing community and the 
nursing home residents are predominantly people who used to live in a housing unit within 
the community, it is likely that the community overall will take an interest in the running and 
provision of care in the nursing home. 
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With those in ageing-specific housing community not living in the nursing home but having a 
stake in it either because a partner or friend or acquaintances live in the nursing home or 
because of possible future need, there is a perfect opportunity for consumer-involvement in 
the management of the nursing home, which would form the basis of community-directed 
care in nursing homes. 
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12. Separate the accommodation services function from the everyday-living and care 

functions in the delivery of care-at-home and nursing home care. 

 
Traditionally, nursing homes operate according to a vertically integrated service model 
whereby the same operator carries out the three functions associated with (1) 
accommodation, (2) everyday living and (3) care.  
 
This integrated service model gives the operator a stranglehold over the nursing home, 
where property rights take precedence over consumer rights, specifically in the area of a 
nursing home’s most important function: care.  
 
Repeatedly over the years, where operators have been shown to have delivered substandard 
care, falling short in shocking fashion even, the regulator has been unable to disqualify such 
operators, because it would mean the closure of an entire facility without a replacement being 
available.  
 
By separating the care function from the accommodation function and allowing a provider to 
deliver care in a nursing home while not also owning the nursing home and carrying out the 
building maintenance associated with ownership, competition can be introduced in nursing 
home care delivery. 
 
13. Apply any residential real estate stamp duty concessions for older Australians exclusively 

to fully accessible housing, including housing within ageing-specific housing communities. 

 
Targeting stamp duty exemptions at seniors in order to promote downsizing is a 
commendable initiative. However, schemes need to be geared to getting seniors into housing 
that maximises their chance to be cared for at home should that need arise. 
 
By targeting stamp duty exemption schemes for seniors at fully accessible housing, 
Governments would maximise their social return, in that schemes not only boost building 
activity but also the capacity for older Australians to age in their own homes. 
 
14. Abolish no-grounds terminations of residential leases throughout Australia, including 

leases for general housing, housing in manufactured home estates, retirement villages 

and seniors living villages. 

 
In Australia, with the exception of social and community housing, accommodation is leased 
with very poor security of tenure. Typically, residential leases provide six or twelve months’ 
security of tenure, after which the lease can be terminated by the landlord following a month’s 
notice and without citing any grounds. Most developed countries have legislated for more 
robust protection of tenants. 
 
While most renters on the private rental market are people under 50, many older Australians 
lease their accommodation under various regulations. While a relatively small number rent 
ordinary houses and apartments, the number of older Australians leasing in manufactured 
home estates, seniors living villages, and retirement villages is substantial. 
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Introducing tightly defined grounds on which leases can be terminated would substantively 
improve the security of tenure of not only older Australians, but all Australians. 
 


