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Disclaimer 

This report has been prepared on for the NSW Minerals Council.  It was prepared by 
Andrea Young Planning Consultants. Any representation, statement, opinion or advice 
expressed or implied in this publication is made in good faith.  Andrea Young Planning 
Consultants is not liable to any person or entity for any damage or loss that has or may 
occur in relation to that person or entity taking or not taking action in respect of any 
representation, statement, opinion or advice referred to in the report. 



NSW Minerals Council      I      Upper Hunter Mining Dialogue: Housing Research Scoping Study – Stage 1       

 

 

Andrea Young Planning Consultants  

Thao Ashford Planning Consultant 

TABLE OF CONTENTS 

 

 

1. Introduction ................................................................................... 1 

2. Leading Practices ........................................................................... 2 

2.1. Forms of Collaboration .................................................................. 2 

2.2. Approaches to Addressing Housing ............................................... 4 

3. Current State Analysis ................................................................... 7 

3.1. Introduction .................................................................................. 7 

3.2. Policy Context ............................................................................... 8 

3.2.1. National / State Context ................................................................... 8 

3.2.2. Regional / Sub-Regional / Local Context ............................................. 9 

3.3. Housing Supply and Demand ...................................................... 13 

3.3.1. General Housing ............................................................................ 14 

3.3.2. Social and Community .................................................................... 17 

3.3.3. Short Term / Worker Accommodation ............................................... 18 

3.4. Sector roles and capacities ......................................................... 19 

4. Information Gaps identified ......................................................... 23 

5. Summary of Opportunities and Challenges .................................. 25 

6. Considerations for Scoping Stage 2 .............................................. 27 



NSW Minerals Council      I      Upper Hunter Mining Dialogue: Housing Research Scoping Study – Stage 1      

 

 

Andrea Young Planning Consultants  

Thao Ashford Planning Consultant 
i 

EXECUTIVE SUMMARY 

The Upper Hunter Mining Dialogue (UPMD), through the NSW Minerals Council, has 
commissioned the Upper Hunter Housing Research Study in response to increasing 
community concern about the cumulative impacts of mining in the upper Hunter region 
(including the Singleton, Muswellbrook and Upper Hunter Shires). 

This Report documents the findings of Stage 1 which draw upon existing research and 
consultation with key stakeholders to assess the current state of housing issues, 
opportunities and capacities in the region. It also investigated leading practices in other 
jurisdictions. Its purpose is to identify gaps and opportunities and propose a scope of 
works for Stage 2 of the Study. 

Leading practices 

The first tranche of leading practices focused on collaborative partnerships. Three 
effective examples involved partnerships between mining companies, governments and 
the community:  one facilitating leadership on regional growth management (Pilbara 
Industry Council, WA); a second facilitating the development of affordable housing for 
low to moderate income ‘key’ workers unable to afford market priced housing 
(Gladstone, WA); and the third addressing cumulative impacts across a range of issues 
in host communities (Oils Sands Leadership Initiative, Alberta, Canada).  

Each represents a successful example of collaboration, achieving positive outcomes 
while increasing the collective potential by pooling resources and strengthening 
relationships between the mining, government and community sectors. All participating 
mining companies have received a heightened profile through collaboration, with one 
attracting national recognition. All offer lessons about collaboration relevant to this 
Study. 

A second tranche of leading practices focused on the delivery of market and affordable 
housing stock. The examples reported include initiatives intended to deliver actual 
housing product through pooled company funding coupled with innovative community 
housing development, the use of surplus government land and State-led development.  
Participants in these initiatives included State and Local governments and the mining 
industry. The potential role for NRAS1  housing was also noted. 

A third tranche of practices captured a selection of planning initiatives.  These include: 
a community dialogue to develop strategies to accommodate non-permanent workers 
consistent with community preferences; industry participation in the development of a 
regional housing strategy, and innovative land division and urban design to integrate a 
diversity of housing forms to support permanent and non-permanent residents and the 
fluctuations in housing demand in mining towns. 

                                                

1 National Rental Affordability Scheme, a long term commitment by the Australian Government in partnership 
with the States and Territories, to invest in affordable rental housing. 
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Sector Roles and Capacities 

There is a broad national and State government framework around the provision of 
housing across the spectrum of market through subsidised affordable, to public 
housing. This is supported by regional planning and local government planning and 
regulatory activity. The community housing and private development sectors also play 
a significant role.  

A suite of sub-regional and local planning frameworks exists but no integrated strategic 
framework for addressing the complex housing issues experienced in the upper Hunter 
region.   

There is widespread support from within the State and Local governments and the 
community housing sector for a more regional approach.  The Upper Hunter Strategic 
Land Use Plan proposes a number of initiatives that will support a shift to a more 
strategic approach, but these are subject to a range of competing State priorities. 

There is a range of agencies with various capacities in relation to housing in the upper 
Hunter region, and potential to develop greater collaboration around housing. State and 
Local governments are likely to be key players in this. 

The community and its agencies are ready for action but frustrated by lack of progress 
or tangible outcomes to date on housing. 

Current State Analysis 

The review of studies confirms mining as a significant driver of housing demand in the 
upper Hunter region. The current state of housing in the upper Hunter region is 
summarised in the following analysis of its strengths, weaknesses, opportunities and 
threats: 

Strengths 
• High level of shared cross-sector awareness of significance and complexity of housing issues  
• Engagement of the mining sector in dialogue on housing and sponsoring of this Study 
• Recognition by Hunter Councils, mining industry and Regional Development Australia Hunter 

(RDA) of housing affordability as a key factor for the economic competitiveness of the region 
for workforce attraction / retention  

• Commitment by State government in the Upper Hunter Strategic Land Use Plan to 
investigating infrastructure planning, demonstration projects and establishing housing and 
land monitoring systems. 

• Established collaborative governance arrangements to address sub-regional issues: 
- Hunter Councils (10 member Councils) 
- Upper Hunter Homelessness Action Plan Sub-Committee 
- Upper Hunter Mining Dialogue 

• Well documented understanding of housing market conditions with relatively sound housing 
projections to 2015 and 2031 (although in need of augmentation) 

• Adequate land allocated by Shire Councils for residential growth to 2026. 
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Weaknesses 
• Cost of funding infrastructure needed to bring land zoned residential to market is a barrier to 

the region’s private developers (Singleton and Muswellbrook) and limiting housing supply 
• The cost and terms of finance constraining land and housing development for the region’s 

small scale developers 
• Lack of clear strategy to address infrastructure, developer capacity and financing barriers to 

bringing land to market  
• Limited housing diversity and some limited flexibility within local government planning 

schemes to support diverse and innovative housing products, reinforced by a conservative 
development sector 

• Lack of adequate housing for older people 
• Lack of affordable housing for low income households (even during industry downturn) and 

moderate income households during an upturn 
• Severe shortage of social and community housing for people who are homeless or at risk of 

homelessness 
• No new funds for social and community housing and the need for new models of supply 
• Limited local government and community sector capacity to manage growth in demand for 

health and other human services 
• Existing regional strategies focus primarily on the lower Hunter particularly in the important 

areas of infrastructure provision  
• There is an absence of a strategic regional approach to housing supply and delivery, including 

general housing, workforce housing and social / community housing and related support 
services  

• All projections and plans to date are based on rapid mining expansion. No scenarios have been 
developed for a mining downturn 

• Lack of agreed expectations and shared strategy for role and extent of non-resident workforce 
and related accommodation (primarily Singleton) 

• Inadequate baseline information on:  
- downturn impacts (reported to be significant for very low income earners and for short term 

accommodation providers) 
- short term accommodation supply 
- social / community housing supply 
- government land supply to support the development of new social / community / other 

housing 
mining workforce outlook (growth / decline) to support housing and services planning 

• Limited community sector capacity for collaboration on and resolution of agreed approaches to 
address homelessness.   

Opportunities 

• A strong interest from all sectors to address the region’s housing issues, with the opportunity 
to draw this into an integrated and collective approach that can provide leadership, maximise 
respective stakeholder capacities and strengthen opportunities for collaboration and 
partnership 

• Wide support for a regional housing strategy (recommended in 3 studies, endorsed during this 
Study at two sector meetings and one interview). The potential to leverage strategic 
partnerships to deliver such an approach. 

• The Department of Planning and Infrastructure is committed (through the Upper Hunter Land 
Use Strategy, Actions 6.1-6.5) to a suite of initiatives that will investigate growth impacts on 
the supply of residential land, settlement planning and infrastructure priorities and funding; 
establish land and housing monitoring frameworks and facilitate new models of housing 
delivery promoting diversity, affordability and supply  

• Potential for Councils to collaborate through advocacy and other means to influence housing in 
the region (e.g. through the Hunter Councils) 

• The ability to use the current downturn as a ‘breathing space’ to plan and better prepare for 
the next upturn when pressures on housing supply is expected to again accelerate rapidly 

• Potential to leverage off public housing stock transfer from the State government to the 
community housing sector for innovative, mixed tenure housing. Further capacity building may 
be needed to support this, including potential input from Housing NSW 

• Potential involvement of UrbanGrowth NSW in housing development initiatives to help unlock 
private land and potentially demonstrate innovative and diverse housing stock (Action 6.2) 
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• Opportunities for collaboration between Local government and UrbanGrowth NSW to develop 

innovative housing development models to help unlock persistent infrastructure and cost 
constraints 

• Potential for pooling regional resources (e.g. pooled public land, funding and other resources 
to support affordable housing development) to support the development of housing initiatives. 

• Advocacy for increased access to ‘royalties for regions’ funding for the upper Hunter 
• Potential for NRAS development to be viable through a combination of land subsidy (e.g. 

surplus government owned land), design innovation and NSW government contribution as an 
upfront capital contribution for not-for-profit registered community housing providers (NRAS 
A) 

• Opportunity to make an evidence-based case to access the State government’s Housing 
Acceleration Fund to help unlock infrastructure constraints to land development 

• Lower Hunter Regional Strategy – potential for increased capacity to house mining workforce 
expansion in the lower Hunter 

• Potential for National Housing Supply Council to develop and implement a strategy to address 
the supply of affordable housing in resource communities, including the potential for a central 
collection point for data on Fly-In-Fly-Out workforces 

• Potential use of RDA funding grants to support housing initiatives (e.g. grant to Muswellbrook 
TAFE for affordable student housing). 

Threats 
• Potential for community disengagement through failure to act on housing issues, reflecting a 

high level of frustration about ‘too much talk and not enough action’ 
• The Upper Hunter region not being recognised as a priority area for action by the State 

government which is faced with competing priorities in other growth centres 
• The variability of the housing market due to the boom/bust cycle of the mining industry 

resulting in rapid price increases and deflation 
• The risk of no action during the industry slow-down due to a misperception that the market is 

no longer stressed 
• Collaborative approaches require leadership and the investment of time over a long period of 

time. The absence of this commitment would be a threat to success of collaborative initiatives 

 

Information gaps 

There is much documented about housing in the upper Hunter.  Further significant 
studies are planned by the Department of Infrastructure and Planning and housing 
studies are in the completion stages by both Muswellbrook and Singleton Councils. 
Notwithstanding some gaps have been identified which are addressed in the scoping of 
Stage 2. 

Considerations for Scoping Stage 2  

This Study seeks to develop high level outcomes for action across three main areas: 

1. To help develop a collaborative framework for addressing housing impacts 
associated with mining in the upper Hunter Valley; 

2. To clarify the role of different stakeholders in addressing housing impacts, including 
the role of the mining industry; and 

3. To identify opportunities for the implementation of practical outcomes to help 
address cumulative housing impacts 
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With this in mind, and taking into account the findings of Stage 1, the scope of 
potential Stage 2 works falls across the following areas: 

1. Information – creating an evidence base and addressing identified gaps; 

2. Collaboration and leadership – building regional capacity to act together; and 

3. Tangible results – demonstration of good faith.  

A range of ideas around these themes were presented and discussed at a workshop 
with the Housing Steering Group on 17th July, 2013 for feedback on the potential scope 
of works for Stage 2 of the Study. This included consideration of the following strategic 
questions: 

1. There is commitment by the State government to undertake some significant 
work in the upper Hunter region that could address a number of the housing 
issues in the region. 

a. How can we position ourselves to better respond to and influence state 
government planning processes? 

2. The current lack of regional leadership and co-ordination on housing related 
activities in the region is problematic.  

a. Who needs to be the lead organisation or champion for housing in the 
Upper Hunter?  

b. Who else needs to come to the table?  

3. Ongoing community and industry conflict around housing non-resident 
workforce is an ongoing issue. 

a. What can we do to better educate the community about the issues of 
housing non-resident workforce and develop a shared understanding?  

4. There are is a range of resources potentially available to support community 
housing across a number of sectors (including land, funding and know-how). 

a. Is there an opportunity to pool some of these resources to support 
affordable housing initiatives?  

5. There has been much consultation around the issue of housing with little 
progress achieved and stakeholders are keen to see some practical outcomes.  

a. What are some practical outcomes that can be achieved in the short, 
medium and long term (i.e. specific projects)?   
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At the workshop a strong consensus emerged focusing on the need for a cross-sector 
collaboration to address the complexity of housing issues experienced in the upper 
Hunter, led by Local government and guided by a sub-regional housing strategy. Two 
critical issues have emerged from the work conducted to date:  the need to address 
financing and infrastructure constraints to land development; and, the need to address 
the supply of housing for people on very low incomes. 

The NSW Minerals Council is now considering the feedback provided at the workshop in 
consultation with the Upper Hunter Mining Dialogue to determine the scope of works to 
be completed in Stage 2 of the housing study. 
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5. INTRODUCTION  

The NSW Minerals Council has commissioned the Upper Hunter Housing Research Study 
(the Study) on behalf of nine member companies with operations in the upper Hunter 
Valley – Anglo American, Ashton Coal Operations, BHP Billiton Mt Arthur Coal, 
Bloomfield Collieries, Coal & Allied, Muswellbrook Coal, Peabody Energy Australia, Vale 
Australia - Integra Coal Operations and Xstrata Coal. Together these companies have 
formed the Upper Hunter Mining Dialogue (UPMD) in response to increasing community 
concern about the cumulative impacts of mining in the upper Hunter region (defined for 
the purposes of this Study as the Singleton, Muswellbrook and Upper Hunter Shires).  

This Study has arisen through engagement with community stakeholders and is being 
guided by the Social Impacts and Infrastructure Industry Working Group of the UPHMD 
and overseen by the Housing Research Steering Group. The Steering Group has 
membership from the mining sector, State and Local governments and business. 

The purpose of this Study is to develop high level outcomes for action by three main 
outcomes: 

1. To help develop a collaborative framework for addressing housing impacts 
associated with mining in the upper Hunter region; 

2. To clarify the role of different stakeholders in addressing housing impacts, including 
the role of the mining industry; and 

3. To identify opportunities for the implementation of practical outcomes to help 
address cumulative housing impacts. 
 

Housing is delivered along a continuum of supply through the input of multiple players, 
from private housing through subsidised affordable to social housing.  A robust housing 
market includes strong elements in each of the private market, affordable and social 
housing sectors.  This Study seeks to understand the influences at play across that 
continuum (e.g. in housing supply and demand, affordability and homelessness) 
established through an already extensive body of research.  Importantly it adopts a 
developmental approach that goes beyond analysis and strategising, to building 
relationships based on shared understanding of priorities and roles, and collective 
ownership of outcomes.   

The Study approach is illustrated in Figure 1.  Report documents the findings of Stage 1 
(see Figure 1) which assesses the current state of known housing needs, issues, 
opportunities and capacities in the region, drawing from existing documentation and 
consultation with key stakeholders. It also proposes a scope of work Stage 2 to address 
gaps in knowledge and develop strategies appropriate to the issues identified and the 
Study purpose. 

This Report is structured as follows:   
 

• A review of leading practice in other relevant jurisdictions 
• The current state analysis of housing in the upper Hunter region 
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• An assessment of stakeholder roles and capacities in relation to housing 
• An analysis of issues, opportunities, barriers and threats to addressing housing, 

and 
• A proposed scope of works for Stage 2.  

Volume 2 documents in more detail the review of existing studies and leading practices 
and consultation records. 

Figure 1.  Proposed Approach 

 

 

 

 
 
 
 
 
 
 
 

7. LEADING PRACTICES 

The review of leading practices investigated ways of collaborating to address 
cumulative impacts in resource communities.  The findings are summarised below (and 
documented in detail in Volume 2, Appendix 1). 

2.1. Forms of Collaboration 

Three effective collaborations were investigated involving partnerships between mining 
companies, governments and the community:  one stimulating leadership on regional 
growth management (Pilbara Industry Council, WA); a second facilitating the 
development of affordable housing for low to moderate income ‘key’ workers unable to 
afford market priced housing (Gladstone, WA); and the third addressing cumulative 
impacts across a range of issues in host communities (Oils Sands Leadership Initiative, 
Alberta, Canada).  
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Each cases represents a successful example of collaboration achieving positive 
outcomes through the ability to garner cross sector support, and increase the collective 
potential by pooling resources and strengthening relationships between the mining, 
government and community sectors. All participating mining companies have received 
a heightened profile through collaboration, with one attracting national recognition. 

Pilbara Industry Community Council (PICC – WA, Australia) - a strategic 
growth management collaboration 
• An initiative of the Pilbara region mining sector in response to the growing impacts 

of mining expansion and lack of government leadership on growth management 
• Involved a collaboration between 5 mining companies and the Chamber of Mines 

and Energy WA to work in partnership with State and Local government to address 
growth issues in Pilbara towns 

• Various strategic initiatives were achieved,  including integrated projections for land 
and housing (based on aggregated industry growth data) to support forward 
planning needs 

• Attracted State government human capital and monetary investment (through 
Royalties for Regions funds) in regional growth management planning (e.g. Pilbara 
Cities initiative). 

 

Gladstone Affordable Housing (Qld, Australia) – a housing specific 
collaboration 
• An innovative partnership between Australia Pacific LNG, Santos GLNG and QGC 

and the State and Local government and community sector to establish Gladstone 
Affordable Housing (GAH) to deliver high quality, affordable housing for the region 

• Affordable housing product targeted at low-middle income workers (key workers) 
• National winner of the Business Partner of the Year Award (PowerHousing Australia 

2013), along with strong local recognition of the companies involved in helping to 
address protracted housing affordability issues in the Bowen Basin and Gladstone 
region 

• Industry agreement to invest in an affordable housing fund ($19.8m) used to 
leverage borrowed funds to develop affordable housing. 

 

Oils Sands Leadership Initiative (OSLI – Alberta, Canada) – a general cross 
sector collaboration, similar in origins to the Upper Hunter Mining Dialogue, OLSI’s 
purpose is: 
• The development of cross-sector partnerships to address complex social and 

environmental issues in host community 
• The development of a shared vision and values through open dialogue implemented 

through local projects 
• To focus on water management, sustainable communities, land stewardship and 

technology 
• To achieve long term change through a series of ‘small steps’ projects and 

processes. 
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Lessons Learned 

Through this review following success factors and challenges were identified as having 
relevance to this Study. 

Success Factors Challenges 

Strong relationships are central to 
success  

Partners are committed and have 
shared expectations 

Have a shared vision and values  

Begin with achievable, tangible 
outcomes 

Contribute the time and staff 
resources needed to sustain and 
follow through 

Ensure open dialogue, the ability to 
review and learn and develop shared 
problem-solving 

Establish agreed communication and 
promotional expectations upfront 

 

Learning how to work together is messy 
and takes time to develop 

Changing partner priorities and 
expectations 

For individual participants to bring their 
own organisation ‘along’ 

Maintaining the relationship between 
government and industry if regional 
distances are great 

Different contracting requirements of 
companies 

Being clear about the scope of the 
collaboration and how to screen requests 
received from others for action 

 

 

2.2. Approaches to Addressing Housing 

The leading practice examples on housing focus primarily on the delivery of market and 
affordable housing stock. No specific models for supplying crisis and/ or supported 
accommodation (social housing) were found.  The examples reported include initiatives 
intended to deliver actual housing product through pooled funding arrangements and 
mixed tenure development, the use of surplus government land and State-led 
development; as well as planning initiatives designed to facilitate housing diversity and 
supply.  Participants in these initiatives included State and Local governments and the 
mining industry.   
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Housing Product Initiatives 

Gladstone Affordable Housing (Qld, Australia) – a housing financing and 
delivery model targeting housing for key workers 
• The establishment of a housing fund used to leverage borrowed funds to develop 

affordable housing owned by a not-for-profit housing company (Catalyst Housing) 
and managed by a local community housing agency. 

• Affordable housing is provided for key workers (e.g. retail staff, emergency on the 
basis of a discounted market rent model (around 75% of market rent) struck to 
ensure affordability to identified target groups. 

• The model adopts a mixed tenure approach incorporating a mixture of properties 
sold and retained, with sale profits invested back into new housing. Gladstone 
Affordable Housing is able to borrow funds by leveraging off its assets to develop 
new housing.   

• The company is overseen by a board of directors with accountability mechanisms to 
the project partners. 

 

Kariyarra Joint Venture Corporation, Port Hedland, Western Australia - a joint 
venture Aboriginal housing project part sponsored by Royalty for Regions 
funding 
• A joint venture between two Aboriginal groups (the Kariyarra Traditional Owners 

and Mugarinya Community) to develop 12ha of land delivering 125 new houses 
over several stages to relieve housing demand in Port Hedland, providing Aboriginal 
people the opportunity to buy their own home.   

• 70 percent of the profit from residential sales will be used to establish an Aboriginal 
Housing Trust in the Pilbara, with the funds to be reinvested into more affordable 
home ownership initiatives 

• Reliance on Royalties for Regions funding to sponsor project. 
 

Development of Unused Crown Land - Lazy Lands Residential Infill Project, 
Karratha, WA 
• A review of Crown Land holdings in Karratha delivered 61 parcels of land for the 

development of affordable housing by the private sector. 

 

State-led residential land development, Moranbah Urban Development Area, 
Bowen Basin, Qld 
• A 1,218ha of land declared by the Queensland State Government’s then Urban Land 

Development Authority to facilitate the provision of land for housing, including 
affordable housing for low to middle income households in Moranbah. The model 
includes fast track approvals processes. 

 

National Rental Affordability Scheme, Australia 
• The National Rental Affordability Scheme (NRAS)2 has been an effective vehicle in 

leveraging private investment in new housing supply, incentivised by tax rebates to 

                                                

2 National Rental Affordability Scheme, a long term commitment by the Australian Government in partnership 
with the States and Territories, to invest in affordable rental housing. 
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be rented at 80% of market rents.  While its effectiveness in resource communities 
has been constrained by high market rents success can be achieved with the 
support of land subsidy (e.g. government owned land), design innovation (e.g. 
‘dual key’3 dwellings) and other subsidies to reduce development costs. In NSW 
viability can be assisted by the payment of state contributions as an upfront capital 
contribution to the project for not-for-profit registered community housing 
providers (known as NRAS A).  
 

Planning Initiatives 

Planning initiatives to address housing and land supply include a community dialogue to 
develop strategies to accommodate non-permanent workers consistent with community 
preferences; industry participation in the development of a regional housing strategy, 
and innovative land division and urban design to integrate a diversity of housing forms 
to support permanent and non-permanent residents and the fluctuations in housing 
demand in mining towns. 

Adaptive Communities - Community dialogue on FIFO – working with the 
community to develop an integrated approach to managing non-resident 
workforce accommodation: 
• A community planning process involving the community in developing an integrated 

approach to accommodating FIFO workforces, with an emphasis on informed 
decision making focusing on the question of how workers should be accommodated 
in the context of aspirations for the community. Different urban design concepts 
were used to facilitate the discussion. The project identified preferred community 
outcomes including the mix and type of accommodation, and the ratio of 
permanent to non-permanent residents. 

• Controversy over the balance of permanent / non-permanent resident population 
makeup continues. Notwithstanding the process provides a sound basis for 
formulating planning policy to manage FIFO accommodation. 

 

Western Downs Regional Housing Strategy, Surat Basin, Qld - a strategy led 
by the Western Downs Regional Council and funded by the coal seam gas 
industry 
• Study components include: 

- Optimising timely supply of residential land and housing 
- Aligning planning frameworks to support market based responses to growth 
- Alleviating impacts of increased housing demand (including planning for 

workers camps and establishing an affordable housing company to supply key 
worker housing) 

                                                

3 Dual key refers to a dwelling that can be occupied as a single dwelling with one front door but with lockable 
internal sub-dwellings that can be occupied by different households. Developments in Karratha, WA and the 
Surat Basin, Qld have used this approach to provide affordable key worker housing through the Australian and 
State governments NRAS subsidies (the latter with sponsorship from Australia Pacific LNG - 
http://www.aplng.com.au/sites/default/files/130321_Miles_Affordable_Housing_opening.pdf (accessed 3/7/13) 
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• Establishing effective monitoring and governance arrangements (including 
establishing a regional Housing Committee with cross sector representation to 
advise and monitor on housing strategy implementation 

• Ensuring adequate funding to support housing strategy outcomes (including funding 
partnerships for an affordable housing fund and regional advocacy to the Australian 
and Queensland governments for increased funding for social services and 
housing). 

 

Mixed dwelling and density development to accommodate permanent 
residents and non-resident workers – led by Isaac Regional Council, Qld 
• Development of commercially viable land subdivision proposal for Council-owned 

land at Belyando estate in Moranbah. Concept is for medium term housing that can 
be delivered quickly and integrated into the existing town character.  Consideration 
for a new type of zoning to allow ‘adaptable lots’ that enable density, while 
maintaining traditional streetscape and lot appearance.  Allows for a mixture of 
dwelling types and sizes, the addition of modular removable independent living 
units (secondary dwellings) to an existing family residence, and housing that looks 
like a single dwelling but can function as 4 individual dwellings. The concept has 
been designed in consultation with the community and attempts to accommodate 
the cyclical demand for housing in regional mining towns. 

 

9. CURRENT STATE ANALYSIS 

3.1. Introduction 

The forthcoming discussion summarises the key findings from recent planning and 
housing studies in the upper Hunter region (referenced in Figures 2 and 3 and the 
References). The current state analysis is described around four themes: 

• Policy Context 
• Housing Supply and Demand 
• Information availability and reliability 
• Sector capacity 

Two of the most pertinent studies, one a Housing Impact Assessment prepared for BHP 
Billiton Mt Arthur Coal (Andrea Young Planning Consultants, et al, 2010) and an 
assessment of the impacts of a rapid mining expansion prepared for the then Landcom 
(ManidisRoberts, 2011) are constrained by confidentiality requirements and have only 
been referenced here in a generalised way. 

In addition to the plans and studies reviewed, meetings were held with the following 
stakeholders from the State and Local government, community housing sectors, 
mining, business and real estate sectors (see Volume 2, Appendix 2 for further details): 
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Mining Companies: 
Anglo American  
BHP Billiton Mt Arthur Coal 
Rio Tinto (Coal & Allied) 
Muswellbrook Coal 
Vale Australia -Integra Coal 
Peabody Energy Australia 
Bloomfield Collieries  
Xstrata Coal 
Ashton Coal  
 
State Government Agencies: 
Department of Planning and Infrastructure  
UrbanGrowth NSW 
FaCS Housing NSW 
FaCS Community Services 
 
Local Government: 
Muswellbrook Shire Council 
Singleton Shire Council 
Upper Hunter Shire Council  

Community Housing Agencies: 
Muswellbrook Women’s Refuge 
Murrane Housing Inc. 
Compass Housing  
Upper Hunter Community Services 
Community & Private Market Housing  
 

 
Business and Real Estate Agents 
Singleton Chamber of Commerce  
Century 21 
Boyle Estate Agent  
 
 
Unions: 
United Mineworkers Federation of 
Australia 

 
 

3.2. Policy Context 

The planning and delivery of housing in the upper Hunter region is guided by a 
cascading framework from National through State (regional) and Local government 
policies.  

3.2.1. National / State Context 

The policy context for housing at the National and State level is illustrated in Figure 2.  
The National Affordable Housing Agreement, 2008 to establish a whole-of-government 
approach to address housing affordability negotiated through the Council of Australian 
Governments.  Key initiatives address social housing, homelessness and affordable 
rental housing, including new investment in social housing (funds now expended), the 
establishment of the National Rental Affordability Scheme (NRAS), and reform of the 
community housing sector across the nation.  

Reforms to the community housing sector are in the process of being implemented by 
the NSW government (Planning for the Future: New Directions for Community Housing 
in NSW 2007).  Of specific interest to upper Hunter region are the following initiatives: 
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• Community Housing – Resource Allocation Policy, 2010 – providing guidance 
on the allocation of resource in response to the NSW government’s strategic plan to 
grow community housing from 13,000 to 30,000 homes over the next 10 years to 
2020 (NSW Government, 2010a).  However, no specific priorities have been 
identified for the upper Hunter region.   

• NSW Community Housing Industry Development Framework, 2010 - 
identifies goals for the community housing sector focused on strengthening and 
building capacity of the broader community housing network as well as the industry 
workforce. The framework notes that a key barrier is the lack of accurate 
information about the current and future operations of the sector amongst a range 
of current and potential network partners.  

• The NSW government’s strategic business plan NSW 2021, to guide the State’s 
development, addressing the State’s economy, service quality, infrastructure, local 
environment and communities and government accountability, to be implemented 
through Action Plans developed for each region, including the Hunter Regional 
Action Plan, 2012 (see Figure 3). 

• The NSW Homelessness Action Plan, a State-wide plan to reform the homeless 
service system, to be implemented through regional homelessness action plans.   

 

Figure 2. National and State Policy Context 

 

 

3.2.2. Regional / Sub-Regional / Local Context 

The whole of the Hunter region is comprised of two sub-regions: 



NSW Minerals Council      I      Upper Hunter Mining Dialogue: Housing Research Scoping Study – Stage 1    

 

 
 

Andrea Young Planning Consultants  

Thao Ashford Planning Consultant 10 

• The lower Hunter, including the five local government areas (LGAs) of Newcastle, 
Lake Macquarie, Port Stephens, Maitland and Cessnock. It includes the regional city 
of Newcastle, the State’s second-largest urban centre with a population of 540,000 
at 20114, and  

• The upper Hunter, including the six LGAs of Upper Hunter, Muswellbrook, Singleton, 
Dungog and Gloucester. This region has a population of 67,500 people at 20115. 

At the regional level there has been a number of studies and plans developed to guide 
sustainable development and growth in the Hunter region.  All studies consistently 
conclude that there is a housing shortage, including affordable and crisis 
accommodation. 

From the assessment of the existing policy framework it is apparent that the primary 
focus of the present and emerging integrated strategic planning in the Hunter region 
(including infrastructure development, social housing investment and the homelessness 
response) is on the more populous lower Hunter region. Whilst there is an array of local 
government planning frameworks, the upper Hunter region lacks an integrated 
approach to growth management.  There is an absence of an integrated strategy to 
address the complexity of housing issues experienced in the upper Hunter region. 

Regional Frameworks 

Figure 3 illustrates the suite of policies and plans guiding development at the regional, 
sub-regional and local levels.  Whilst there are multiple studies, none provides the co-
ordination or guidance needed to address the housing issues experienced in the upper 
Hunter region.  The primary focus of this suite of policies is the lower Hunter / 
Newcastle sub-region. 

At the regional level, are the following policies: 

Hunter Regional Action Plan (2012–2021) – a high level strategic growth management 
plan for the Hunter region. Key projects include the Hunter Strategic Infrastructure Plan 
and progressing the Upper Hunter Strategic Land Use Plan (see Sub-Regional 
Frameworks below).  The Plan provides a strong decision framework for investments 
associated with mining royalties and the mineral resource rental tax. 

 

 

  

                                                

4 NSW Government, 2013  
5 Upper Hunter Strategic Land Use Plan, 2012. 
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Figure 3.  Regional, Sub-Regional and Local Housing Policy Context 

 

 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Hunter Regional Plan (2012-2022) – describes the strategic approach for the Region to 
achieve the Vision for the Hunter. The regional plan outlines strategies to achieve 
outcomes in the short term (1 – 2 years), medium term (around 5 years) and long 
term (at least 10 years). 
 
Hunter Regional Homeless Action Plan (2010 – 2014) – is the regional implementation 
mechanism for the NSW Homelessness Action Plan which more recently has been 
augmented by a complementary action plan developed for the Upper Hunter.  
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Hunter Strategic Infrastructure Plan6 - due for completion at the time of writing this 
plan, this will be a 20 year plan setting out long term infrastructure priorities in the 
Hunter region (lower Hunter) in 5, 10 and 20 year increments with investment of 
$350m.   The Plan’s primary focus is the lower Hunter region.   

Sub-Regional Frameworks 

At the sub-regional level the following plans and strategies apply.  These operate at a 
high level and while they indicate research needed, they do not include specific housing 
strategies for the upper Hunter region or address the complexity of housing issues 
being faced: 

Upper Hunter Strategic Land Use Plan (2012 – 2032) – this Plan provides a framework 
to manage growth and reconcile the land use conflicts between coal mining and coal 
seam gas extraction and high value agricultural activity. It includes a series of 
commitments to address housing needs in the upper Hunter region (summarised in 
Table 2, Section 3.4) 

Lower Hunter Regional Strategy – under development at the time of writing, this 
Strategy will build on the 2006 Lower Hunter Regional Strategy and set out an agreed 
government and community vision for the Lower Hunter. The Strategy once completed 
will be part of a suite of strategic plans that, when linked to NSW2021, will guide future 
planning and investment decisions covering housing; economic development and jobs; 
open space; and the transport to connect our homes, jobs, education and recreation 
facilities. The Discussion Paper for the strategy recognises the growing interdependence 
between the upper and lower Hunter economies, and the influence of the upper Hunter 
economy in generating development, infrastructure and transport links between the 
two regions. 

It is also noted that the Upper Hunter Economic Diversification Project, an initiative of 
the NSW Government and the 6 Councils in the upper Hunter region developed a series 
of recommendations to strengthen the region’s economy, including identifying the need 
to address pressure on the region’s housing and infrastructure through: 

• A Regional Accommodation and Housing Plan – to address the pressure of the 
mining sector on housing markets in Singleton and Muswellbrook, including a 
mining regions’ accommodation plan.  

• An Upper Hunter Regional Strategy providing a common vision for the region for 
integrated long term planning and development. It also calls for a new set of 
population projections. 

 

                                                

6 Hunter Infrastructure and Investment Fund, NSW Government website accessed 6/6/13 at 
http://www.hunterinfrastructure.nsw.gov.au/20YearPlan.aspx. A collaboration between Hunter Councils Inc., 
Regional Development Australia – Hunter, NSW Dept. of Planning and Infrastructure, Hunter Infrastructure and 
Investment Fund and Hunter Development Corporation. 
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Local Government Frameworks 

Each Council has a suite of land use planning policies and instruments that guide the 
zoning of land for residential purposes and associated infrastructure requirements 
(Figure 3).  At the time of writing a number of additional local studies were under 
development, including the Singleton and Muswellbrook Housing Strategies as well as 
the new Singleton LEP. Discussions with representatives from Singleton and 
Muswellbrook Councils indicate that these studies can be made available to this Study 
once they are finalised. 

Singleton Shire Council 

Singleton Community Strategic Plan (2013 – 2023) (Draft) - a long term strategy for 
the community. The Community Strategic Plan forms the basis for future plans and 
strategies for Singleton Council. The Plan indicates a need for more affordable housing, 
land to enable growth and diversification of the local economy so it is not dependent on 
mining. 

Singleton Land Use Strategy, 2008 - outlining key land use policies and principles for 
the Shire.  It further identifies where growth and change is expected to occur, and land 
use planning objectives and strategies to guide this growth and change. The Strategy 
has a time frame of 25 years, to 2032.  

Muswellbrook Shire Council 

Muswellbrook Shire Community Plan (2011-2021) - an overview document which 
identifies the community’s main priorities and expectations for the future and outlines 
strategies to achieve these goals. Housing is highlighted as one of the key priorities in 
the Community Plan. Council’s long term goal with regard to housing is to plan for a 
diverse range of housing types which meet the changing needs of the community.  

Muswellbrook LEP 2009 and other growth management plans - a number of growth 
management plans provides important information with regards to potential 
development opportunities for future accommodation supply. Generally these plans 
indicated ample land availability for future accommodation needs.     

Upper Hunter Shire Council 

Upper Hunter Land Use Strategy, 2008 - outlines key land use policies and principles 
for the area including a detail analysis of housing demand and supply. The Strategy has 
a time frame of 25 years, to 2032 and was prepared in 2008.   

3.3. Housing Supply and Demand 

All studies on housing in the upper Hunter region reviewed for this Study consistently 
report serious issues with housing supply and affordability in the region including:  
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• Infrastructure and other constraints stopping land from coming to market  
• A critical shortage of emergency and other social and community housing, and  
• The need to develop the capacity of local governments and the community housing 

sectors to respond to the growing demands upon their services, and 
• The need for an overarching regional housing strategy to address these issues.   

This body of knowledge illustrates the particular housing challenges experienced in 
mining regions that are not typical in other housing markets, including: 

• The size and volatility of mining workforces (major expansions can quickly add to a 
small communities’ population size) that can quickly drive up demand (and 
therefore prices), or drive it down in the case of an industry contraction 

• The variability and mobility of mining workforces (resident, short term, non-
resident) placing a strain on the temporary accommodation available in a small 
market (e.g. caravans, motels) or a slump in the case of a downturn 

• The long lead time needed to develop housing and the slowness of housing markets 
to respond the rapid changes  

• The limited capacity and financing arrangements of developers in regional towns 
and confidence to invest based on potential market volatility (as in the current 
situation where demand was high when investment commitments were made for 
housing now coming onto the market) 

• The heightened level of speculation by investors (particularly in rental housing) in 
mining towns 

• The displacement effect of rising housing costs on low income renters  

A more detailed summary of the housing issues documented follows. 

3.3.1. General Housing 

Supply 
• There is evidence suggesting the housing market in the entire Hunter Valley was 

undersupplied for an extended period7 until the recent downturn, suggesting a long 
term pent up demand potentially adding to the cost of housing. 

• The supply of land in the planning schemes for each of the Shires in the upper 
Hunter region is considered adequate based on historic demand trends.  

• The market failure of converting zoned land into housing product is an immediate 
problem. The cost of servicing and difficulty in accessing finance are factors 
contributing to the lack of new housing starts. 

• The main risk to land supply is the cost of funding infrastructure upgrades 
particularly in Singleton but also in Muswellbrook town. Implicated with this are 
issues associated with the limited capacity of small developers faced with stringent 
finance industry requirements and high development costs (estimated at $100,000 
per lot excluding the price of land and fees). Some issues may also persist with a 
conservative attitude towards housing diversity. 

• The barriers within individual Shires to bringing land to market include: 

                                                

7 HVRF 2010. Hunter Regional Residential Market Outlook 
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- Singleton: the Singleton Land Use Strategy 2008 (planning horizon to 2032) 
zoned constrained by water and sewerage infrastructure provision. Most 
significant supply is in the Huntergreen and Bridgman Ridge (both dependent 
on the achievement of developer funded road, water and sewage services 
before further land can be released) and Gowrie Links (constrained by 
prohibitive finance). Fragmented land ownership is a further constraint. 

- Muswellbrook: the Muswellbrook LEP 2009 nominated areas for future 
residential expansion, most significantly in South Muswellbrook. Sewer 
infrastructure constraints will not affect land supply in the short term (10 years 
based on historic trends) but beyond this the sewerage reticulation system in 
South Muswellbrook will need augmenting and upgrading.  Council has a long 
term strategy for augmentation which may need adjustment in response to 
mining-led housing demand, including developer-funded staged upgrade works.  
Additional land is available through small urban infill and through urban land 
release in the small settlement of Denman 

- Upper Hunter – Upper Hunter Land Use Strategy 2008 (planning horizon 2032) 
allows for water supply and other urban service limits in projected residential 
development Scone and Aberdeen, although some augmenting will be needed 
subject to the availability of State government funding. 

- All councils: the capacity to process increased numbers of planning applications 
(associated with volume, complexity and the ability to attract sufficient 
experience staff, in part impeded by the cost of local housing) and the cost of 
financing impacting on development activity 

• The supply catchment for housing occupied by the residential mining workforce is 
defined by a commute time for workers of up to 1 hour (as defined by mining 
company policy where it exists), limiting supply to primarily the Singleton, 
Muswellbrook and Upper Hunter Shires, and to a lesser extent the lower Hunter as 
far as Branxton, Cessnock, Maitland and Newcastle. 

• Completion of the F3 Freeway extension to the New England Highway (effectively 
bypassing Maitland) will increase the catchment area by reducing travel time from 
Singleton and Muswellbrook to the lower Hunter (Maitland and Newcastle) by 
around 20 minutes.  Landcom (ManidisRoberts, 2011) estimates the effect of this 
impact while noting that mining expansion to the north-west in the Hunter Valley 
and in the Gunnedah Basin may counter this advantage.  However, there may be 
transport constraints associated with road safety and traffic congestion on the New 
England Highway and the need for forward planning to secure a highway corridor 
for a Singleton bypass. Essentially the likely impact of these works is not known. 

• Similarly, it is not known what impact the development of Huntlee in the lower 
Hunter valley, with a prospective population capacity of around 20,000 people, will 
be on housing demand in the upper Hunter. 

• Across the region the majority of housing stock is detached housing. While there is 
some emerging medium density housing supply, there is a lack of diverse and 
smaller housing stock to meet changing population characteristics, in particular the 
needs of an ageing population, as well as the need for more affordable smaller 
housing stock. 

 

Demand 
 
Drivers for housing demand: 
• The  major  driver for growth  in  the  upper  Hunter region  has  been  mining  

activity  driving  jobs  growth  in  mining  operations  and  support services.  Those  
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areas  experiencing  population  growth  have  seen  increases  in  activity  and  
jobs  in population  related  services  (e.g. retail,  health,  education,  and  other  
services).  The NSW Coal and Gas Strategy – Scoping Paper (NSW Government, 
2011) indicates further expansion in the upper Hunter with gradual expansion to 
the north and northwest.  Coal seam gas exploration in the Southern, Gloucester 
and Hunter, as well as Gunnedah regions, could result in a substantial increase in 
coal seam gas production over the next 25 years, adding further demand drivers 
for housing. 

• Population  growth  projections reported in Upper Hunter Economic Diversification 
Project (Buchan Consulting, 2011),  the  Upper  Hunter  Region  (including  Great  
Lakes) would require a total of 13,440 additional jobs over the 25 year period to 
2036 or an average of an  additional  538  jobs  per  year  across  the  region.  The 
major requirements are projected to be in the larger population areas of Great 
Lakes, Singleton and Muswellbrook, with over half the jobs expected to be in the 
mining and mining related sectors.  

• In recent months mining sector growth has turned to contraction with the cessation 
of growth projects and release of contractor workforces.  Interviews with mining 
companies for this Study suggest a high level of uncertainty in the industry in the 
foreseeable future (1-3 years) with an emphasis on steady state to possible slight 
reductions in operations workforces.    

• The NSW State Government’s Regional Relocation Grant Scheme8 which provides a 
financial incentive to relocate from urban to regional areas may or may not be a 
demand driver in the upper Hunter region.  

• The ageing population is driving demand for accommodation and services for 
seniors. 

• Population growth has generated an increased demand for social infrastructure in 
the areas of housing support services, health services, access to Vet and higher 
education. 

 
Demand characteristics during mining expansion (2006-2012): 
• Demand projections have been generated by two studies. Both conclude that 

mining expansion is a key driver for housing demand in the upper Hunter region, 
suggesting an increase of between 50-100%9 in demand when compared to the 
base case (historic demand).  Demand is primarily concentrated in Singleton and 
Muswellbrook. Real estate agencies interviewed during this Study area clear that 
mining is a driver for housing demand in the upper Hunter.  

• One of these studies noted that the attraction of mine employees is influenced by 
housing choice and affordability as well as lifestyle attractions and suitability for 
family members though, only one of the companies interviewed reported housing 
price as a factor constraining employment. Others did comment on how limited the 
choice of housing was and the extended time it could take to secure housing given 
the shortage of supply. 

• Notwithstanding the ‘boom/bust’ cycle felt in resource community housing markets 
associated with mining expansion and contraction, the upper Hunter experienced an 

                                                

8 The NSW State Government introduced a four year $280m on 1 July 2011. The scheme makes available an 
individual grant of $7,000 to individuals/families when they sell a house within a metropolitan area and 
purchase a house in a regional area (valued up to $600,000) and relocate there. 
9 The variation in results is due in part to different projection methodologies, where the higher estimate applied 
an employment multiplier to the estimated increase in mine worker population to account for additional jobs 
indirectly generated by mine industry growth. 
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extended period of high housing costs from 2006 to 2012. Housing affordability was 
a significant factor for both home purchase and rental housing, but significantly 
higher in rental housing with inflated rents driven by mining industry worker 
demand. 

• This lack of housing affordability impacted the ability of businesses and service 
agencies to attract key workers. An analysis of housing affordability in 2010 
revealed that affordability had declined across the three LGA’s for people working in 
government and education services, with people in these professions paying over 
40% of their income on mortgage repayments, an indicator of being in housing 
stress10.   

 
Demand characteristics during the current mining contraction: 

The impact of the current downturn in mining has caused a reduction in housing costs 
bringing a temporary reprieve to the housing affordability issues reported above.  The 
forthcoming commentary is based on interviews with two real estate agents, one each 
in Singleton and Muswellbrook: 

• The downturn in the housing market was attributed directly to the mining 
downturn, with one interviewee commenting: “the housing market is dependent on 
the mining industry, no doubt about it”. 

• Real estate agents have indicated an unpredicted turnaround from high rents and 
low vacancies 6 to 8 months ago, to a surplus of rental stock (estimated at 250 
dwelling in Muswellbrook alone), reductions in weekly rents in the order of $100-
$200 / week and a small reduction in house sale prices. 

• The changes are mainly attributed to mine contractors leaving town, affirmed by 
company interviews where all commented that they had cut back on contractor 
numbers.   

• Investors are reported to have left the market. 
• One real estate company has been working with Murrane housing to negotiate 

lower rentals for low income earners as a way to sustain revenue on some 
properties (delivering a 1% return on investment). 

• Comments from other interviewees indicate that there is evidence of stress 
amongst some housing investors who are now financially exposed and / or 
experiencing job insecurity. 

 

3.3.2. Social and Community 

Housing NSW, an agency of the NSW Department of Human Services is the State’s 
main provider of social housing. In NSW, the social housing sector encompasses Public 
Housing, Aboriginal Housing, and Community Housing. Housing NSW manages the 
major part of the social housing sector. However, it is in the process of transferring 
ownership and management responsibility to the community housing sector. Compass 
Housing is the main recipient of public housing transfers in the upper Hunter.  Housing 
NSW also manages the dwellings owned by the Aboriginal Housing Office, subsidizes 

                                                

10 A widely accepted ‘rule of thumb’ for measuring housing stress is where people in the lowest 40% of income 
earners pay more than 30% of their income on housing. 
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community housing providers participating in its community housing programs, and it 
owns the dwellings managed by homelessness agencies under the Crisis 
Accommodation Program. 

There are 7 listed community housing providers in the Muswellbrook and Singleton: 

• Compass Housing 
• Muswellbrook Women’s & Children’s Refuge  
• Hunter Valley Aboriginal Corporation  
• Wanaruah Local Aboriginal Land Council 
• Ungooroo 
• Murrane Housing Inc. 
• St Clair Singleton Aboriginal Corporation 

Supply 
• In 2006 929 social housing dwellings were recorded in the area, distributed 

relatively evenly between Muswellbrook and Singleton Shires, with a relatively 
small share (15%) in the Upper Hunter Shire.   

• Despite the changed housing market with higher vacancy rates and lower rents, 
local human service agencies advise that the lack of affordable housing for the low 
income earners remains acute.    Agencies are clear that even with reduced market 
rents, rental housing remains unaffordable for these households, and add that 
discrimination also persists against some groups persist.  They report that people 
housed in crisis accommodation continue to have few options available to be able to 
transition into secure, affordable housing. 

• There is no prospect of an increased investment in public or community housing 
stock (including stock transfers to the community sector) under current 
government priorities. 

• The Temporary Accommodation initiative of Housing NSW (Regional Homeless 
Action Plan, 2010-2014) to increase the supply of short term accommodation for 
people in housing crisis is unlikely to be effective in the upper Hunter outside of 
mining downturn conditions because of the domination of this accommodation by 
mining and contract workers. 
 

Demand 
• The absence of affordable housing in the upper Hunter has impacted on rising 

levels of homelessness, compounded by the lack of supported (crisis) housing 
options for people experiencing homelessness (i.e. particularly women and children 
and young people).   

• There is a need for additional crisis accommodation particularly for women and 
children although the most appropriate service delivery model for this remains 
unclear.  

• There is demand for more affordable housing for people on low incomes. 
 

3.3.3. Short Term / Worker Accommodation 

The supply of short accommodation for temporary workers and tourists in the upper 
Hunter typically includes motels/hotels, apartments, caravan sites, cabins, on-site 
vans, other types of self-contained accommodation and backpacker beds.   Short term 
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accommodation is considered an important component of the overall supply of 
accommodation for the tourist and temporary workers group, however, the amount of 
accommodation available in the upper Hunter in not known and therefore difficult to 
monitor or plan for. 

Supply 
• During the expansion period (2006-2012) this form of housing was in high demand 

with occupancy rates reported to be at or beyond capacity. With the recent industry 
contraction, suppliers report occupancy rates having fallen from 100% to between 
25-75%. 

• There is inadequate information about the existing or planned supply of short term 
accommodation in the upper Hunter region. There is also an absence of any 
planning framework to guide its delivery.  A market led supply initiative by the Mac 
in Singleton for an out-of-town workers village has resulted in strong community 
resistance to the concept.  

• Muswellbrook Council has approved 240 unit temporary accommodation facilities to 
be developed by the MAC Group for non-resident workers on a 10 year limited 
lease.  

• The lack of shared expectations between the mining industry and the community 
about the role of a non-residential workforce and how it should be accommodated 
is a likely barrier to the supply of this type of accommodation and a potential risk to 
mining and community relations. 

• There is no guidance in Council planning schemes for worker village 
accommodation; the Department of Planning and Infrastructure is developing a 
guideline to assist.  

Demand 
• While in the past, short term accommodation has been provided in response to 

tourist demand, dominated in recent years by mine workers and contractors. 
Tourists, agricultural workers and community service agencies (seeking backup 
emergency accommodation for people in housing crisis) have limited access to this 
housing form. It is noted that contractor driven demand has generally been 
associated with the construction phase of projects as well as such some operational 
works as railway maintenance.   

• Notwithstanding the predominant support amongst mining companies interviewed 
for this Study for locally based rather than FIFO workforces, the potential 
introduction of Fly-In-Fly-Out workforces in the upper Hunter can be expected to 
drive additional demand for this short term accommodation. 

• Ascertaining information about projected non-residential and construction worker 
numbers is complicated by company commercial-in-confidence limitations, and 
uncertainty about the staging and timing of expansion projects.  
 
 

3.4. Sector roles and capacities 

Housing is provided in Australia through the input of multiple stakeholders from the 
Australian, State and Local governments through to private developers and community 
housing providers. An overview of the roles of the different sectors involved in housing 
are summarised in Table 1.     
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Table 1.  Overview of Sector Roles in Housing Planning and Delivery 

Australian 
Government 

Housing policy and funding and national (macro) economic management: 

• Funding and policy direction (e.g. social and community housing and 
homelessness) 

• Economic policy (e.g. first home owners grants, tax laws) 
• National policy and standards (e.g. Building Code of Australia) 
• Research and information (e.g. ABS Census) 

State 
Government 

Regulation, funding, development and management of housing; and housing 
policy leadership: 

• Regional planning strategies and initiatives 
• Regulating planning and administrative functions (e.g. NSW Planning 

Act, Local Government Act,) 
• Funding for infrastructure, social housing provision and services  
• Regulating and managing the land tenure system 
• Housing construction and management (e.g. public and community 

housing) 
• Development champions to address barriers to private sector 

development (e.g. UrbanGrowth NSW)   
• Regulating private housing management (e.g. residential tenancy 

legislation, real estate agent regulation) 
• Use and management of State owned land (e.g. land banking) 
• State economic policy (e.g. state taxes, stamp duty) 
• Research and information development (e.g. demographic, land supply) 

Local 
Government 

Local regulation of building, planning, health and other local laws and 
provision of housing related services: 

• Regulating the provision of housing diversity and location through 
planning scheme and regulations 

• Facilitating provision of services to support housing through Local 
Government Act (e.g. provision of infrastructure, community services 
and facilities, access and equity policies, community development 
functions) 

• Property rating and levying and infrastructure charging 
• Information collection and analysis (e.g. building approvals and 

commencements, land capacity studies) 
• Community grants (e.g. to community service organisations) 
• Advocacy of local community issues and needs 

Additional commitments can also be made in the areas of: 

• Funding and land contributions to support community housing initiatives 
(e.g. first home buyer schemes, aged housing developments) 

• Rates and charges discounts for seniors,  community housing providers 

Community 
Sector 

• Receives funds and property transfers from the State government to 
assist with housing provision and management for low income 
households and homeless people. 

• Housing referral and tenancy law advice 
• Affordable and emergency housing and supported accommodation 
• Services to support needs of tenants (e.g. life skills, health, family 

counselling) for maintenance of successful tenancies 
• Advocacy  

Development 
Sector  

• Delivers housing in response to market demand through land 
development, housing construction and private rental investment, in the 
context of the regulatory and economic environments and subject to the 
requirements of the finance industry 

• Contributions to infrastructure provision costs 
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The Department of Planning and Infrastructure has potential through the Upper Hunter 
Strategic Land Use Plan to play a key role in leading a suite of housing initiatives in the 
upper Hunter region, in partnership with Local government and other government 
agencies (see Table 2).  Local Councils play a key role in regulating land release and 
development, while the community housing sector along with Housing NSW are 
responsible for social and community housing provision and management and tenant 
support. Although in the past Councils also played a role in land development, this 
responsibility now rests with the private development sector, characterised in the upper 
Hunter region as relatively small operators.  While the mining sector does not have a 
direct role in housing provision in the region, some companies adopt the following 
practices:  

• Relocation assistance for staff (variable application) 
• Rental and / or home purchase assistance in selected circumstances 
• Limited holdings of stock for variable purposes (in buffer zones, temporary 

accommodation for key staff / guests / short term staff / graduates) 
• It can also play a facilitating role, e.g. through the commissioning of this study and 

some individual company social investments. 

Table 2 summarises the respective capacities of the different agencies active in the 
upper Hunter region.  While they have differing and often complementary capacities, 
most activity to date has been fragmented, with no co-ordination to address the 
region’s complex needs. It is clear there is both a need and a capacity for greater co-
ordination and collaboration to strategically address the region’s housing needs.  
Significant sector networks operating in the region have been italicised in the text. 

Table 2.  Stakeholder Capacity to Address Housing Issues in the Upper Hunter 
Region 

SECTOR / AGENCY CAPACITIES 

Department of Planning and Infrastructure 

Capacities: 

• Functional responsibility for leading regional 
planning; currently leading development of 
a sub-regional plan for the Lower Hunter  

• A leadership capacity through commitments 
made in the Upper Hunter Strategic Land 
Use Plan to the following suite of initiatives 
to address housing supply, including:  
- regional housing study to inform the 

development of a Growth Infrastructure 
Plan, land supply and monitoring through 
an Urban Development Project (Action 
6.5) 

- participation in the development of 
demonstration projects and new housing 
delivery models (Action 6.2) 

- working with Local councils on issues of 
zoning and settlement planning principles 
(Action 6.5) 

- development of guidelines for workers 
villages (Action 6.6) 
 

 

Limitations: 

• Growth Infrastructure Plans are being 
developed across the State with limited 
staffing capacity. Priority areas for 
commencement are Sydney and the lower 
Hunter. These plans are instrumental in 
determining land release areas, the 
infrastructure needed to support them and 
priorities for infrastructure funding. 

• The timing and progress of the Strategic 
Land Use Plan initiatives will be dependent 
on competing priorities elsewhere in the 
Hunter region and the State. No time frames 
confirmed as yet. 

• No strategic framework for growth 
management and housing in the upper 
Hunter region, and not anticipated  for some 
time (preparing a regional strategy for the 
lower Hunter at present) 
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Housing NSW   

Capacities: 

• Active participation in the Upper Hunter 
Homelessness Action Plan Sub-Committee 

• Policy direction supporting best practice in 
housing models for homelessness and front 
line service integration 

• Transfer of public housing stock to 
community housing sector (completed) 

Limitations: 

• No strategic framework for addressing social 
and community housing, or affordable 
housing in the upper Hunter region 

• No new funds available 

Urban Growth NSW  

Capacities: 

• Ability to work creatively with Local 
government to assist with developing 
housing innovation (product and financing 
model) in commercially viable housing 
packages, including potential to help 
unblock infrastructure constraints 

• Commitments stated in Action 6.2 under the 
Strategic Land Use Plan to participate in 
development of demonstration projects and 
new housing delivery and financing models  

Limitations: 

• Must work within commercial limits 

Local Government – Singleton, Muswellbrook and Upper Hunter Shire Councils 

Capacities: 

• Collaboration through the Hunter Councils 
with strengthened capacity for research, co-
ordination and advocacy across 10 Councils. 
Actively pursuing regional economic 
diversification and understand the role of 
affordable housing in supporting that goal.  
Good connections with industry and 
government. 

• Capacity in settlement planning, zoning, 
infrastructure provision and development 
assessment – adequate land zoned 
residential to meet anticipated demand in all 
Shires 

• Singleton and Muswellbrook developing 
housing studies to better understand local 
housing needs  

• No strong role evident in affordable housing, 
though Singleton has been a keen advocate 
on housing issues  

• Most Councils have good relationships with 
mining companies though there is scope for 
improvement and strengthening 

Limitations: 

• Individual Councils rely on contributions for 
infrastructure cost, not cost recovery; 
limited capacity to meet shortfall for costs 
not recovered or brought forward. 

• Difficulty attracting / retaining staff, 
particularly to meet peak demand 

• Upper Hunter seeking clarity on regional 
housing context and what it’s role in relation 
to housing should be 

• Lack of strategic framework of collaboration 
across Councils on housing issues  

Community Housing Sector 

Capacities: 

• Unity of purpose across government  and  
non-government  agencies  to address the 
lack of affordable housing and  
homelessness 

• The formation of the Upper Hunter 
Homelessness Action Plan Sub-Committee 
with membership from community and 
indigenous housing agencies, Local and 
State government, the mining industry, the 
general community and human service 
agencies.   

Limitations: 

• Limited strategic capacity to address the 
agreed need for a regional approach to 
address the region’s housing issues  

• Need for stronger relationship with the 
mining industry (including the Upper Hunter 
Mining Dialogue) and to establish 
relationships with the real estate and 
development sectors and the Hunter 
Councils. 

• The need to develop a locally appropriate 
approach to house homeless people more in 
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• The Sub-Committee’s Upper Hunter Action 
Plan to address homelessness and potential 
to contribute to a regional housing strategy 

• Strong established ties between community 
housing, State and Local governments 

• Two projects conceptualised, constrained by 
funding (homeless support services in 
Singleton), the other by the need for the 
development of governance arrangements 
and an agreed model of delivery (for a 
housing project  for women and children 
escaping violence in Muswellbrook) 

 

line with contemporary best practice and 
Australian and NSW government policy. This 
need is agreed, but lacks advancement at 
this stage. 

• Need for stronger local partnerships within 
the sector to problem solve together 

• The need for increased integration of 
frontline service delivery (consistent with 
Housing NSW policy direction) 

• Access  to  training,  learning  and  
development  opportunities  which  support 
continuous improvements in practice 

• No new funds available to support sector 
initiatives 

• Lack of information to support project 
development (e.g. surplus government land) 

Mining Industry  

Capacities: 

• Establishment of Upper Hunter Mining 
Dialogue to address key community issues, 
including housing. Facilitation of this Study 
to understand the issues and define a 
relevant role for industry 

• Does not see a role for itself in housing 
supply and most companies do not have a 
formal housing policy for workers 

• Most companies own some housing, largely 
acquired because of proximity to operations 
or to support limited staff needs 

• Able to supply workforce information to 
support forward planning needs 

Limitations: 
• No further cost impost 
• No direct role in housing  

Development Industry   

Capacities: 

•  Local knowledge of market  

Limitations: 

• Accurate knowledge of mining workforce 
projections 

• Small scale developers constrained by 
restrictive financing requirements and high 
infrastructure / land development costs 

• Conservative market approach unfamiliar 
with diverse housing product 

 
 
 

:. INFORMATION GAPS IDENTIFIED 

Much has been researched and studied in relation to housing in the upper Hunter with 
additional housing studies for both Singleton and Muswellbrook Shires due for 
completion shortly.  Further significant studies are planned by the Department of 
Infrastructure and Planning under commitments made in the Upper Hunter Strategic 
Land Use Plan that are likely to provide a sound basis for forward planning for housing 
supply. A question for this Study is whether additional projections are needed – this is 
discussed further in Section 6. 
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The two studies that have investigated mining related housing needs (by then Landcom 
and BHP Billiton) had similar findings about the cumulative impacts of mining expansion 
on housing, though they varied somewhat in methodology.  Both provide a reasonable 
baseline for projecting housing demand under a high growth (mining expansion) 
scenario albeit with the following limitations: 

• Neither study contemplates a down turn (mining contraction) scenario considered 
important to understand the measures that are needed to support housing needs in 
this situation 

• While the Landcom report captured the widest range of development projects and 
included a multiplier to housing projections, it only projects demand to 2015, an 
insufficient horizon to support forward planning from this point in time 

• The BHP Billiton report applied longer term projections for new dwellings (but with 
no multiplier) including dwelling type (e.g. house, semi-detached, flat), as well as 
included affordable housing and social / community housing projections so covering 
the whole of the housing spectrum 

• Neither were able to factored in the potential impact of the coal seam gas industry 
in the region should it develop, the impact of the opening on the Gunnedah basin, 
or the potential impact the F3 freeway or the new township of Huntlee further down 
the Valley (this situation is likely to persist in the short term). 

 

In addition to the review of existing housing projections, the Study identified a number 
of information gaps: 

1. The absence of baseline data on: 
a. the current industry contraction and its implications for housing demand, supply 

and affordability 
b. the occupancy and supply of short term accommodation 
c. the supply of social and community housing 

2. The absence of a housing monitoring framework / tool (though one is intended to 
be established through the commitment in the Upper Hunter Strategic Land Use 
Plan, Action 6.5) 

3. The need for centralised (aggregated) workforce projections to support land 
planning and the planning of human services (such as health services) 

4. The need for a register of surplus government land to support the development of 
community housing projects 

 

It is possible that works anticipated to be completed by the Department of Planning and 
Infrastructure will address Item 2 although the likely timing of this is unclear. 
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;. SUMMARY OF OPPORTUNITIES AND CHALLENGES 

Table 3. Summary of Findings  

Strengths 
• High level of shared cross-sector awareness of significance and complexity of housing issues  
• Engagement of the mining sector in dialogue on housing and sponsoring of this Study 
• Recognition by Hunter Councils, mining industry and Regional Development Australia Hunter 

(RDA) of housing affordability as a key factor for the economic competitiveness of the region 
for workforce attraction / retention  

• Commitment by State government in the Upper Hunter Strategic Land Use Plan to 
investigating infrastructure planning, demonstration projects and establishing housing and 
land monitoring systems. 

• Established collaborative governance arrangements to address sub-regional issues: 
- Hunter Councils (10 member Councils) 
- Upper Hunter Homelessness Action Plan Sub-Committee 
- Upper Hunter Mining Dialogue 

• Well documented understanding of housing market conditions with relatively sound housing 
projections to 2015 and 2031 (although in need of augmentation) 

• Adequate land allocated by Shire Councils for residential growth to 2026. 
 

Weaknesses 
• Cost of funding infrastructure needed to bring land zoned residential to market is a barrier to 

the region’s private developers (Singleton and Muswellbrook) and limiting housing supply 
• The cost and terms of finance constraining land and housing development for the region’s 

small scale developers 
• Lack of clear strategy to address infrastructure, developer capacity and financing barriers to 

bringing land to market  
• Limited housing diversity and some limited flexibility within local government planning 

schemes to support diverse and innovative housing products, reinforced by a conservative 
development sector 

• Lack of adequate housing for older people 
• Lack of affordable housing for low income households (even during industry downturn) and 

moderate income households during an upturn 
• Severe shortage of social and community housing for people who are homeless or at risk of 

homelessness 
• No new funds for social and community housing and the need for new models of supply 
• Limited local government and community sector capacity to manage growth in demand for 

health and other human services 
• Existing regional strategies focus primarily on the lower Hunter particularly in the important 

areas of infrastructure provision  
• There is an absence of a strategic regional approach to housing supply and delivery, including 

general housing, workforce housing and social / community housing and related support 
services  

• All projections and plans to date are based on rapid mining expansion. No scenarios have been 
developed for a mining downturn 

• Lack of agreed expectations and shared strategy for role and extent of non-resident workforce 
and related accommodation (primarily Singleton) 

• Inadequate baseline information on:  
- downturn impacts (reported to be significant for very low income earners and for short term 

accommodation providers) 
- short term accommodation supply 
- social / community housing supply 
- government land supply to support the development of new social / other housing 
mining workforce outlook (growth / decline) to support housing and services planning 

• Limited community sector capacity for collaboration on and resolution of agreed approaches to 
address homelessness.   
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Opportunities 
• A strong interest from all sectors to address the region’s housing issues, with the opportunity 

to draw this into an integrated and collective approach that can provide leadership, maximise 
respective stakeholder capacities and strengthen opportunities for collaboration and 
partnership 

• Wide support for a regional housing strategy (recommended in 3 studies, endorsed during this 
Study at two sector meetings and one interview). The potential to leverage strategic 
partnerships to deliver such an approach. 

• The Department of Planning and Infrastructure is committed (through the Upper Hunter Land 
Use Strategy, Actions 6.1-6.5) to a suite of initiatives that will investigate growth impacts on 
the supply of residential land, settlement planning and infrastructure priorities and funding; 
establish land and housing monitoring frameworks and facilitate new models of housing 
delivery promoting diversity, affordability and supply  

• Potential for Councils to collaborate through advocacy and other means to influence housing in 
the region (e.g. through the Hunter Councils). 

• The ability to use the current downturn as a ‘breathing space’ to plan and better prepare for 
the next upturn when pressures on housing supply is expected to again accelerate rapidly 

• Potential to leverage off public housing stock transfer from the State government to the 
community housing sector for innovative, mixed tenure housing. Further capacity building may 
be needed to support this, including potential input from Housing NSW 

• Potential involvement of UrbanGrowth NSW in housing development initiatives to help unlock 
private land and potentially demonstrate innovative and diverse housing stock (Action 6.2) 

• Opportunities for collaboration between Local government and UrbanGrowth NSW to develop 
innovative housing development models to help unlock persistent infrastructure and cost 
constraints 

• Potential for pooling regional resources (e.g. pooled public land, funding and other resources 
to support affordable housing development) to support the development of housing initiatives. 

• Advocacy for increased access to ‘royalties for regions’ funding for the upper Hunter 
• Potential for NRAS development to be viable through a combination of land subsidy (e.g. 

surplus government owned land), design innovation and NSW government contribution as an 
upfront capital contribution for not-for-profit providers (NRAS A). 

• Opportunity to make an evidence-based case to access the State government’s Housing 
Acceleration Fund to help unlock infrastructure constraints to land development11 

• Lower Hunter Regional Strategy – potential for increased capacity to house mining workforce 
expansion in the lower Hunter 

• Potential for National Housing Supply Council to develop and implement a strategy to address 
the supply of affordable housing in resource communities12, including the potential for a 
central collection point for data on Fly-In-Fly-Out workforces 

• Potential use of RDA funding grants to support housing initiatives (e.g. grant to Muswellbrook 
TAFE for affordable student housing) 
 

Threats 
• Potential for community disengagement through failure to act on housing issues, reflecting a 

high level of frustration about ‘too much talk and not enough action’ 

                                                

11 The Housing Acceleration Fund ($481 million) targets infrastructure and incentives to provide new housing 
particularly in greenfield areas. To be eligible for this funding, a Council must have a development 
contributions plan reviewed and approved by the Independent Pricing and Regulatory Tribunal (IPART). The 
IPART review must conclude that the Council cannot fund essential infrastructure works and stay within the 
developer levy cap ($20,000 per dwelling in existing areas and $30,000 in new release areas). Funding 
examples include: 

• $141 million towards eleven water, road or electricity projects in Sydney and the Lower Hunter which 
can accelerate 42,900 new housing lots. 

• $70 million towards an upgrade of Old Wallgrove Rd in the Western Sydney Employment Area to 
deliver jobs near major housing growth centres 

• $99 million towards the Local Infrastructure Growth Scheme to assist councils fund local infrastructure 
needed to support growth above the developer contribution cap. 

 
12 House of Representatives, 2013 



NSW Minerals Council      I      Upper Hunter Mining Dialogue: Housing Research Scoping Study – Stage 1    

 

 
 

Andrea Young Planning Consultants  

Thao Ashford Planning Consultant 27 

• The Upper Hunter region not being recognised as a priority area for action by the State 
government which is faced with competing priorities in other growth centres 

• The variability of the housing market due to the boom/bust cycle of the mining industry 
resulting in rapid price increases and deflation 

• The risk of no action during the industry slow-down due to a misperception that the market is 
no longer stressed 

• Collaborative approaches require leadership and the investment of time over a long period of 
time. The absence of this commitment would be a threat to success of collaborative initiatives 
 

 

 

=. CONSIDERATIONS FOR SCOPING STAGE 7  

This Study seeks to develop high level outcomes for action across three main 
outcomes: 

1. To help develop a collaborative framework for addressing housing impacts 
associated with mining in the upper Hunter Valley; 

2. To clarify the role of different stakeholders in addressing housing impacts, including 
the role of the mining industry; and 

3. To identify opportunities for the implementation of practical outcomes to help 
address cumulative housing impacts 

With this in mind, the scope of potential Stage 2 works falls across the following areas: 

• Information – creating an evidence base and addressing identified gaps; 
• Collaboration and leadership – building regional capacity to act together; and 
• Tangible results – demonstration of good faith through action.  

A range of ideas around these themes were presented and discussed at a workshop 
with the Housing Steering Group on 17th July, 2013 for feedback on the potential scope 
of works for Stage 2 of the Study. This included consideration of the following strategic 
questions: 

1. There is commitment by the State government to undertake some significant 
work in the upper Hunter region that could address a number of the housing 
issues in the region. 

a. How can we position ourselves to better respond to and influence state 
government planning processes? 

2. The current lack of regional leadership and co-ordination on housing related 
activities in the region is problematic.  

a. Who needs to be the lead organisation or champion for housing in the 
Upper Hunter?  
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b. Who else needs to come to the table?  

3. Ongoing community and industry conflict around housing non-resident 
workforce is an ongoing issue. 

a. What can we do to better educate the community about the issues of 
housing non-resident workforce and develop a shared understanding?  

4. There are is a range of resources potentially available to support community 
housing across a number of sectors (including land, funding and know-how). 

a. Is there an opportunity to pool some of these resources to support 
affordable housing initiatives?  

5. There has been much consultation around the issue of housing with little 
progress achieved and stakeholders are keen to see some practical outcomes.  

a. What are some practical outcomes that can be achieved in the short, 
medium and long term (i.e. specific projects)?   

 

At the workshop a strong consensus emerged focusing on the need for a cross-sector 
collaboration to address the complexity of housing issues experienced in the upper 
Hunter, led by Local government and guided by a sub-regional housing strategy. Two 
critical issues have emerged from the work conducted to date:  the need to address 
financing and infrastructure constraints to land development; and, the need to address 
the supply of housing for people on very low incomes. 

The NSW Minerals Council is now considering the feedback provided at the workshop in 
consultation with the Upper Hunter Mining Dialogue to determine the scope of works to 
be completed in Stage 2 of the housing study. 
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APPENDIX )  Leading Practices 

The best practice review considered collaborative processes (Table 1) and approaches to 
addressing housing through: 

• Housing Product Initiatives (Table 1) 
• Planning Initiatives (Table 2) 
 

 

Table 1.  Best Practice Review of Collaborative Approaches Relevant to Addressing 
Housing Issues in Mining Communities  

Description Review   

Gladstone Affordable Housing Company: Collaborative Partnership Funding to increase affordable housing 
supply1  

- Framework for Collaboration 
- Housing Financing and Delivery Model 

Framework for collaboration: 

• A collaborative partnership between the resource 
sector, State and Local governments and the not-
for-profit housing sector, to increase the supply of 
affordable housing for key workers (low – middle 
income workers). 

• 3 LNG companies have partnered in a joint funding 
agreement to invest $19.8m in affordable housing 
in Gladstone.  The investment was negotiated as 
part of project approvals (Social Impact 
Management Plan) processes by the Queensland 
State Government. 

• A new housing entity was formed to manage the 
funds and develop the housing. The entity, Catalyst 
Housing (trading as ‘Gladstone Affordable Housing’), 
was formed as an operating arm of an existing not-
for-profit entity with a successful track record (the 
Brisbane Housing Company). 

• Accountability to the project partners is achieved 
through: 

- A legal agreement between the funding partners 
(LNGs) and Catalyst Housing, incorporating 
financial and other performance targets; and 

- Participation by all partners on the Board of 
Gladstone Affordable Housing  

• Roseberry Community Housing, a local not-for-profit 
housing provider, has been contracted to manage 
residential tenancies. 

 

Success Factors 

• Builds on an existing company with a 
successful track record to establish a new 
housing entity  

• The ability to require negotiations through a 
State Government EIS approvals process, 
facilitated by Social Impact Management Plan 
requirements. 

• The ability to leverage funds from held funds 
and assets. 

• Partnering with local providers (in this case 
Roseberry Community Housing and Gladstone 
Regional Council) and appointing a local person 
to manage the company,  ensuring a good 
local ‘fit’, local ownership and trust 

• Willingness to be open and learn from the 
process and each other. 

• Good communication and regular liaison 
between the manager of Gladstone Affordable 
Housing and local leaders (e.g. company CEO’s 
and the Mayor). 

 

Challenges 

• Margins for development are very tight in a 
boom / bust housing market where demand 
and supply conditions can change very quickly 
(e.g. at completion of construction phases or 
with an industry down-turn). A financially 
conservative approach is prudent.  

                                                

1 Sources: Gladstone Affordable Housing website: 
http://gladstoneaffordablehousing.com.au/about/#innovative%20business%20model (accessed 16/5/13).  
Board Member, Gladstone Affordable Housing (pers. comm. 17/5/13) 
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Housing financing and delivery model: 

• The model adopts a mixed tenure approach 
incorporating: rental and purchase affordable 
housing; market-priced housing; retail and 
commercial space. A proportion of properties are 
retained in the ownership of Gladstone Affordable 
Housing for rent as affordable rental housing. The 
balance is sold, with sale proceeds (including 
profits) invested back into new housing. Gladstone 
Affordable Housing is able to borrow funds by 
leveraging off its assets to develop new housing.   

• Rental properties operate on the basis of a 
discounted market rent model (around 75% of 
market rent), struck to ensure affordability to 
identified target groups. 

• Housing provided for key workers (e.g. retail staff, 
emergency services workers, teachers) and low 
income people (e.g. students). 

• The evidence for the project was provided in a 
housing needs analysis prepared for Gladstone. 

• The need for efficient planning assessment and 
approvals process, where planning regulation 
may not contemplate the kind of development 
sought (in this case multi-storey, multi-unit 
development), the capacity and availability of 
staff to process complex applications. 

• Judging the housing mix and type well to meet 
market needs 

Other Comment 

• National recognition through winning the 
Business Partner of the Year Award (2013), 
PowerHousing Australia 

• Delivers moderately priced housing to low – 
moderate income earners. 

• This model does not deliver housing for people 
at the bottom of the housing market (partly 
because of its funding model, but also because 
in this particular housing market many people 
at this end of the market had already been 
displaced from Gladstone. 

• Significant legal complexities were involved in 
striking the contract. 

•  

Pilbara Industry’s Community Council (PICC), Pilbara, Western Australia: Collaboration between 
Pilbara member companies (established in 2006)  to engage with the State and Local governments and Pilbara 
communities to address: investment in regional community needs (including health services and Indigenous 
employment) and develop a strategy for the sustainability of Pilbara towns. 2 

- Framework for Collaboration 
- Co-ordinated Planning and Delivery  

Framework for collaboration: 

• PICC (5 member companies and the Chamber of 
Mines and Energy – CME) entered into collaborative 
arrangements with State and Local governments to 
address a range of issues. Outcomes have included 
a regional health initiative, regularly updated 
population and workforce growth projections, 
Indigenous employment initiatives and Pilbara 
Cities, a strategic approach to addressing rapid 
regional growth. 

• Commissioned the Pilbara Population and 
Employment Study to provide an integrated outlook 
for the Pilbara until 2020, including forecasting 
consequent land and housing needs of the growing 
population. The study is replicated every 3 years. 
The Study findings have been included in the State 
Government’s regional planning strategy (Pilbara 
Planning and Infrastructure Framework 2012) and 
support forward planning by a range of 
stakeholders. 

Success Factors 

• Strong relationships are central to success. 
Partnerships work well while State Government 
and industry are closely committed. It is critical 
to have ministerial support to maintain 
government input, and for CEO level support to 
maintain industry input. 

• Collaboration takes time and needs committed 
staff time to sustain it.  A dedicated person is 
needed by both State Government and 
Industry to co-ordinate, liaise and ensure 
follow through on actions 

• Open dialogue and reflective thinking about the 
issues at hand, what is / isn’t working and 
shared problem-solving is essential to building 
understanding between partners and 
strengthening relationships   

• Companies must be equal funding partners and 
agree on communication and promotional 
expectations at the outset (to avoid 

                                                

2 Source:  Chamber of Mines and Energy, WA (CME  website: http://www.cmewa.com/In_the_Regions/PICC 
(accessed 17/5/13); Warren Pearce, Manager North West, CME (pers. comm. 20/5/13) 
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  complications ‘down the track’) 
• Begin with achievable tangible outcomes to 

demonstrate value on time and funding 
investment made 

• Maintain and be clear about expectations 
between industry and state government roles 
and contributions from the outset. 

Challenges 

• Maintaining the relationships between industry 
and government faced with regional distance, 
changing priorities and differing expectations. 

• Developing baseline measures and 
performance indicators that meet the different 
expectations and needs and expectations of 
industry and Government.  

• Each company has different contracting 
requirements (for what they can fund, 
accountability reporting and global policy 
requirements) 

• Once formed a collaboration will be attract 
many requests. It is important to establish a 
clear understanding of the scope of the 
collaboration from the beginning to manage 
expectations.  

• Housing and land development has been 
demand led, with a lag in developing a long 
term land supply 

Other Comment 

• Commercial-in-confidence constraints for 
workforce projections were overcome by 
requiring the consultant responsible to sign a 
confidentiality agreement. All data is then only 
reported in aggregate form.  The resulting 
population and employment projections are 
beneficial for land and infrastructure planning 
and for companies’ own forward planning. 

Oil Sands Leadership Initiative (OSLI), Alberta Canada: a collaborative partnership between industry, 
communities and other stakeholders working towards a shared vision of safe, healthy and sustainable 
communities. Promotes “authentic collaboration” and small steps towards significant change (step changes)3 

- Framework for Collaboration 
- Co-ordinated Planning and Delivery 
- Capacity Building  

OLSI focuses on 4 key areas: sustainable communities, 
water management, land stewardship, technological 
breakthrough. In the area of sustainable communities, 
developed pilot projects to build partnerships, local 
capacity, including leadership capability, and to deliver 
concrete outcomes (focus on youth).  It seeks 
transformative processes focused on pursuing shared 
values and vision, relationship building and growth in 
local capacity and empowerment. 

Success Factors 

• Adopting cross-sectoral relationships (e.g. 
business, non-profit-organisations and 
governments) to address complex social 
problems 

• Having a shared vision and values is essential 
to success 

• Starting with grass roots conversations to 
understand the issues, relationships and 

                                                

3 Jacobs H (2012) 
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  aspirations for community 
• Accepting experiential learning and the 

recognition that partnerships are evolving  
• Shared responsibility for the initiative, shared 

risks and joint accountability 
• Empowerment and capacity building including 

establishment of community board with 
decision-making on priority setting and budget 

• Working on tangible projects helps build 
confidence and skills for ongoing collaboration 

• Inviting dialogue, valuing all contributions and 
being open to change 

• Ensuring structures are in place to support 
collective action and there is opportunity to 
innovate 

Challenges 

• Collaboration involves learning how to work 
together and is a “messy business” (Amano 
cited in Jacobs, 2012) and takes time – do not 
rush the process 

• Moving beyond discussion of values to 
implementation – OSLI used a diagnostic and 
planning tool to help them move through this 
(the VSP Tool framed around values, structures 
and processes) 

• Bringing the organisations that the 
collaborating individuals belong to ‘along’ and 
for the individuals, being able to move between 
standard organisational processes and 
collaborative processes. 

Other Comment 

• Long term foundation-building process 
applicable to developing a collaborative 
approach to addressing complex housing issues 

Pilbara Cities Project, Pilbara, West Australia: A strategic, whole of government approach to address 
growth pressure on housing, services, infrastructure and cost of living underpinned by $1.2billion from the 
State Government’s Royalties for Regions Program. 4 

- Framework for Collaboration 
- Co-ordinated Planning and Delivery 
- Capacity Building 

• The State Government’s Pilbara Cities Office co-
ordinates a whole-of-government approach and 
leads development of a series of strategic projects 
that support the Pilbara Cities Vision. Key activities 
include: 

- Collaboration with stakeholders to identify 
priorities, opportunities, potential for projects 
within a strategic framework 

- Leveraging private sector participation and 
collaborative investment 

- Active facilitation of residential land and housing 

• Reliance on Royalties for Regions funding to 
sponsor project. 

                                                

4 Government of Western Australia (2012) 



NSW Minerals Council      I      Upper Hunter Mining Dialogue: Housing Research Scoping Study – Stage 1 Volume 2 Appendices 

 

 
 

Andrea Young Planning Consultants  

Thao Ashford Planning Consultant  5 

Description Review   

development projects, leveraged by direct 
investment by State Government, e.g. Osprey 
Service Worker Accommodation joint public private 
venture for 293 dwellings rented at 40% below 
market value. 

Western Downs Regional Housing Strategy, Surat Basin, Qld: A strategy led by the Western Downs 
Regional Council and funded by the coal seam gas industry 

- Co-ordinated planning and delivery 
- Capacity building 
 

Study components include: 

• Optimising timely supply of residential land and 
housing 

• Aligning planning frameworks to support market 
based responses to growth 

• Alleviating impacts of increased housing demand 
(including planning for workers camps and 
establishing an affordable housing company to 
supply key worker housing) 

• Establishing effective monitoring and governance 
arrangements (including establishing a regional 
Housing Committee with cross sector representation 
to advise and monitor on housing strategy 
implementation 

• Ensuring adequate funding to support housing 
strategy outcomes (including funding partnerships 
for an affordable housing fund and regional 
advocacy to the Australian and Queensland 
governments for increased funding for social 
services and housing) 
 

• Implementation status to be confirmed 

Isaac Affordable Housing Trust: the Isaac Regional Council, Qld (Bowen Basin) to create a stock of 
affordable housing 

• Created by the Isaac Regional Council, Qld (Bowen 
Basin) to enable the allocation of National Rental 
Affordability Scheme (NRAS) incentives to develop 
affordable housing in the region5.   

• NRAS is an Australian Government initiative 
designed to stimulate the supply of affordable rental 
dwellings. 

• As an innovative response, the Isaac Affordable 
Housing Trust (IAHT) was formed to enable 
eligibility for NRAS funding. 

• Four units constructed in Clermont will be dedicated 
to independent senior living, as an effort to provide 
affordable accommodation to seniors within the 
region. 
Further developments will proceed throughout the 
region: in Clermont, Moranbah and Dysart. 

• The State Government announced the fourth 
round of the National Rental Affordability 
Scheme (NRAS) funding early in October, 
which will allow for 53 new housing allocations 
within the region. 

• Establishment of the trust opens up funding 
opportunities otherwise not available to the 
region. 

• The Trust’s constitution and its sole purpose is 
related to property developed which will be 
exclusively made available to low to middle 
income earners within the region. It is not 
targeted at mine industry employees. 

• Rents are anticipated to be between $150 - 
$300 per week, dependent on property size. 

• Construction will progress over a number of 

                                                

5 Isaac Affordable Housing Trust http://www.isaac.qld.gov.au/index.shtml/-
/journal_content/56/12238/4985795 (accessed 5/7/13) 
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years; three developments are currently being 
constructed in Moranbah and the IAHT is in the 
process of securing land in Clermont for 
development. 

Kariyarra Joint Venture Corporation, Port Hedland, Western Australia: A joint venture Aboriginal 
housing project part sponsored by Royalty for Regions funding6. 

- Housing Financing and Delivery Model 

• A joint venture between two Aboriginal groups (the 
Kariyarra Traditional Owners and Mugarinya 
Community) to develop 12ha of land delivering 125 
new houses over several stages to relieve housing 
demand in Port Hedland, providing Aboriginal 
people the opportunity to buy their own home.  A 
$22m project, $11.5m was received under the West 
Australian Government’s Royalty for Regions Pilbara 
Cities initiative. 

• 70 percent of the profit from the project’s 
residential sales will be used to establish an 
Aboriginal Housing Trust in the Pilbara, with the 
funds to be reinvested into more affordable home 
ownership initiatives. 

• Reliance on Royalties for Regions funding to 
sponsor project. 

• Investment in existing and new housing to BMA 
employees through (1.097 dwellings in 2010):  

- Home ownership scheme ($45,000 to $60,000 
upfront payment towards cost of purchase plus 
interest subsidies, repayable if employee stays less 
than 10 years – uptake 260 employees in 5 years). 

- Rental subsidies ($12m annually) 

•  Focus is on housing for employees  

 

                                                

6 Government of Western Australia (2012) 
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Table 2.  Sundry Planning and Other Initiatives 

Note, this is not an exhaustive review of existing initiatives. 

Description Summary  Other  

State-led residential 
land development 

Moranbah Urban Development Area, Bowen Basin, Qld7 

• A 1,218ha of land declared by the Queensland State Government’s then Urban Land 
Development Authority to facilitate the provision of land for housing, including affordable 
housing for low to middle income households in Moranbah. Moranbah had been experiencing 
severe housing pressure with growth in the resources sector in the Bowen Basin.  

• The ULDA is also contributing stock to the Isaac Affordable Housing Trust, a trust created by the 
Isaac Regional Council to enable the allocation of National Rental Affordability Scheme (NRAS) 
incentives to develop affordable housing in the region8.   

 

Quick-design and 
pre-fabricated 
construction of 
housing   

 

Warambie Estate, Karatha, WA9 

• Affordable housing for 250 people in a service workers estate near the town centre offering 
including long term family housing, with subsidised rent.  Targets businesses and their 
employees.  Housing provided upon application, with subsidised rents available.  Supported by 
Royalties for Regions funding. 

• Potential means to accommodate post 
mining sustainability  and housing boom 
/ bust cycle of mining towns 

Development of 
Unused Crown Land  

Lazy Lands Residential Infill Project, Karratha, WA10 

• Review of Crown Land in Karratha delivered 61 parcels of land for the development of 
affordable housing by the private sector. 
 
 

 

                                                

7 Urban Land Development Authority (2011) Moranbah Urban Development Area. Fact Sheet.  Queensland State Government. 
http://www.dsdip.qld.gov.au/resources/plan/pda/moranbah-fact-sheet.pdf (accessed 20/5/13) 
8 Isaac Affordable Housing Trust http://www.isaac.qld.gov.au/index.shtml/-/journal_content/56/12238/4985795 (accessed 5/7/13) 
 
9 KPMG (2012) and Department of Regional Development and Lands http://www.nlvlifestyledevelopments.com.au/karratha/the-development/warambie-estate.aspx 
10  KPMG (2012) 



NSW Minerals Council      I      Upper Hunter Mining Dialogue: Housing Research Scoping Study – Stage 1 

 

 
 

Andrea Young Planning Consultants  

Thao Ashford Planning Consultant 

Description Summary  Other  

Mixed dwelling and 
density development 
to accommodate 
permanent residents 
and non-resident 
workers 

Concept developed by Isaac Regional Council, Qld11  

• Development of commercially viable land subdivision and urban design in the Belyando estate 
providing medium term housing that can be delivered quickly and integrate into the existing 
town character.  Council is considering adopting a new type of zoning to allow ‘adaptable lots’ 
that enable density, while delivering attractive streetscapes in keeping with traditional lot 
appearance.  The zone provides for a mixture of dwelling types and sizes, the addition of 
modular removable independent living units (secondary dwellings) to an existing family 
residence and housing that looks like a single dwelling but can function as 4 individual 
dwellings. The concept has been designed in consultation with the community and attempts to 
accommodate the cycling demand for housing in regional mining towns. 

• In many areas secondary dwellings would allow for immediate increases in density without the 
time lag of capital investment that it takes to build infrastructure.  And it places the housing in 
the existing desirable community areas for the 5-10 years that housing pressures are at their 
peak allowing for their removal when housing requirements shrink again.   

• Potential means to integrate FIFO 
workers and accommodate housing 
boom / bust cycle of mining towns 

Adaptive 
Communities - 
Community dialogue 
on FIFO 

Engaging the community in developing an integrated approach to managing non-resident workforce 
accommodation12: 

• A community planning process involving the community in developing an integrated approach 
to accommodating FIFO workforces, with an emphasis on informed decision making focusing on 
the question of how workers should be accommodated in the context of aspirations for the 
community. Different urban design concepts were used to facilitate the discussion. The project 
identified preferred community outcomes including the mix and type of accommodation, and 
the ratio of permanent to non-permanent residents. 

• Controversy over the balance of 
permanent / non-permanent resident 
population makeup continues. 
Notwithstanding the process provides a 
sound basis for formulating planning 
policy to manage FIFO accommodation. 

Temporary planning 
instruments  

 

• A time-limited temporary planning instrument was introduced by Gold Coast City Council to 
stimulate housing supply in 2009/10 to reduced infrastructure charges on the basis of actual 
rather than planned density.13 

•   

                                                

11 Whiteoak S (2012) Mining Town Housing Crisis. Addressing the Problem…. http://www.ellivo.com/blog/mining-town-housing-crisis-addressing-the-problem/ (accessed) 
12 Riley S (2011) Non-Resident Worker Accommodation in the Mining and Petroleum Industry. Adaptive communities the third party advice program for the most 
challenging task in the resources sector for regional Australia.  Isaac Regional Council.  http://www.planning.org.au/documents/item/3235 (accessed 20/5/13) 
13 KPMG (2012) 
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APPENDIX )  Stakeholder Interview Summaries 

Singleton Chamber of Commerce and Real Estate Company Interviews 

The Singleton Chamber of Commerce and two local real estate firms were interviewed for this 
Stage of work.  Individual interview responses have not been reproduced here to respect 
confidentiality. 

In summary the following key points were made: 

• Mining is the key driver in the housing market. There has been a significant slow 
down in the last 8 months or so 

• The mining contraction is reflected in the real estate market (rents are down 
significantly in the order of $200 / week) and while house prices have not fallen to 
the same extent there are many more properties on the market and much slower 
to sell (cited as 400 in Singleton and 250 in Muswellbrook) 

• The downturn has had a significant impact on investors creating stress and 
uncertainty; some investors are selling. The market is very unpredictable 

• Retail industries are also struggling 
• Contractor supply seems to affect rental housing demand 
• There is a shortage of housing for older people 
• Some estate agents are negotiating reduced rents with existing tenants; others 

developing relationships with the community housing sector promoting this market 
to landlords as a well-managed sector with reliable rents. Successes are being 
recorded in supplying more affordable housing. Rentals that yield as little as 1% on 
the investment are being struck 

• The MAC proposal has been contentious, led to distrust and is probably oversized 
• There is not centralised information on short term accommodation 
• Housing needs to be addressed through a regional approach and take into account 

both ‘boom’ and ‘bust’ situations and consider supply options for short term 
accommodation 

• Relationships between the mining industry and local government are improving. 

 

Mining Company Interviews – Aggregated Responses 

Organisations: 
Anglo American, Ashton Coal Operations, BHP Billiton Mt 
Arthur Coal, Bloomfield Collieries, Coal & Allied, 
Muswellbrook Coal, Peabody Energy Australia, Vale 
Australia - Integra Coal Operations and Xstrata Coal 

Interviewed / Surveyed   
June, 2013 

Does the company have a formal employee housing policy?  What is the nature of this 
policy (ask for copy if it can be made available). 
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YES: 

• One company offers  a 
remote area assistance 
policy – not used as 
most employed locally  

NO: 

• 8 had no formal housing 
policy for employees 

• 5 do have a relocation 
policy  

• Most employ from the 
local market 

 

OTHER: 

• Company involvement 
in housing at 
Middlemount, Qld 

• Employ mostly from 
local market  

• Upper Hunter towns set 
up to support mining 
 

Does the company provide any support to employees to access housing?  What form does 
this take (e.g. rent subsidies, assistance with home purchase, other?) 

YES: 

• During expansion only: capped rent 
subsidy  - needed to attract employees 

• rental accommodation for overseas 
employees if staying longer than 3 
months ; motel / hotel accommodation if 
less than 3 months (1 

• Rent / purchase subsidy available for 
existing employees linked to salary and 
length of employment 

• On a case by case basis as part of salary 
negotiations 

NO: 

• 3 companies 
 

Does the company own / lease any housing stock for employee housing?  What form does 
the housing take: i.e. is it a private dwelling (house / flat), short-term accommodation 
(such as motel, serviced apartment, caravan) and / or is it a purpose built workers’ 
accommodation / village)? 

Most companies had housing stock of some kind, mostly in relatively low numbers: 

• Two companies owned 5  houses each on constrained land rented to employees (environment 
offset / buffer) 

• 3 leased during expansion period to temporarily support new starters unable to secure 
housing – now released 

• 5 owned in towns for guests but have just been sold (not cost effective) 
• 40 dwellings (upper and lower Hunter); rented mainly to contractors, managed by real estate 

agent (dropped from 100 to 70% vacancy). 
• 2 houses in Singleton for graduates 
• 14 houses – 3 for employees and graduates, 3 uninhabitable, balance leased to 3rd party by 

real estate agent 
• 11 houses (2 uninhabitable, 2 leased to employees, balance leased to 3rd party (mostly long 

term, stable tenants) 
• Some few  rented stock for key staff 
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• 36 houses – strategic purchase in village adjacent to mine site to manage amenity risks. 
Leased back to original occupants, employees and some others at much reduced rent (4 
current vacancies) 

• 83 properties (80% tenanted by non-employees) 
Unspecified number owned / leased for employees leased from private market for long term as well 
as short term accommodation. 

Is this stock fully occupied / are there any vacancies? 

OCCUPIED: 

• 4 companies reported the housing is 
currently fully occupied (5 occupied by 
staff and graduates on constrained land) 

HAS VACANCIES: 

• 3 companies have stock with limited 
vacancies 

• One reported that housing for short term 
accommodation not always occupied  

Does the company keep a central record of its housing stock?  Could this information be 
made available to support the Study? 

YES: 

• 5 companies are able to make records 
available 

NO: 

• 2 companies keep no record due to 
limited stock  

No data is kept by companies, but they estimated the following housing type for employees: 

• 50 – 85% of employees own their own home (e.g. flat, house). In the majority in all cases, 
most living locally.    

• Between 15 – 50%   of employees are estimated to rent their  home (e.g. flat, house)                               
• Few live in short-term accommodation (e.g. motel, caravan)   
• None live in purpose built workers’ accommodation                  

 
 
 
 
 
 
 
 

Have any surveys been conducted to understand mining worker housing preferences (e.g. 
renting/owning, Singleton/Muswellbrook, house/flat/townhouse, travel distance? 

YES: 

• Employee surveys were conducted at 
Bulga and Mangoola to establish 
percentage of ownership / rental 
amongst employees by township.  

• Surveyed accommodation providers in 
2011 as part of SIA (Xstrata) 

NO: 

• 8 companies 
 

Are there any conditions of approval relevant to housing supply associated with any 
recent project approvals for the provision of housing for the company’s workforce or for 
the general community? 
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YES: 

• Nil  

NO: 

• 8 companies 

OTHER: 
If current application for mine 
expansion approved, 12 owned 
dwellings will become 
uninhabitable due to proximity. 
Company will be required to 
fund relocation costs. 

Have any employees been retrenched during the current industry downturn? If so, how 
many (estimate)? Do you know if retrenched employees continue to live locally (estimate 
percentage)? 

YES: 

• 5 companies reported 
retrenching contractors 
released 

• Some had small 
retrenchments of staff 

 

NO: 

• One company reported 
no impact 

OTHER: 

• Expansion put on hold 
so while no loss, no 
growth 

• Retrenchments in 2011 
when open cut 
operation ceased 

Does the company make any financial (or other) contribution to support community 
housing needs (e.g. grants, donations, investments in social and affordable housing)?  

YES: 
2 companies have involvement 
in specific housing donations: 

• Donations and research 
support to Women’s 
Refuge  

• Likely support for 
housing project 
currently under 
consideration in 
Singleton  
 

NO: 

• 6 companies 

OTHER: 

• On commented this is 
the government’s 
responsibility 

What is the value of the company’s annual social investments in the upper Hunter region? 

ADVISED: 

• One off $500,000 social 
investment as an 
approval condition 

• About $100,000 / year 
mostly to education 

• $4.5m over 3 years 
• $2.5m for 2013 

TO BE ADVISED: 

• Awaiting advice from 4 
companies as to their 
annual investment 
value 

OTHER: 

• Most companies pay 
Voluntary Planning 
Agreements paid in 
lump sum to Council / 
year (unsure how spent 
and on what strategic 
basis)  
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What would your Company like to see local councils or government doing to ensure 
adequate housing for workers? How do you think it sees its role in relation to housing?  

• Strategic approach to addressing issues 
• Engagement with UHMD  
• Good relationship with mining companies 
• Land release to ensure supply in line with demand 
• Adequate infrastructure supply to support housing 
• Regional planning by State Government 
• Assume responsibility for ensuring affordable housing – not a mining responsibility 
• Assistance to dispel some of the myths around mining (e.g. dust related health issues) 
• Industry’s role: provide information and promotion to assist forward planning 

Are there any foreseeable opportunities for the company to contribute to future housing 
solutions in the upper Hunter Valley (e.g. providing information about projected 
workforce numbers to help forward planning, access to company owned housing stock, 
unused land, other financial or in kind support?)  

YES: 

• 6 companies indicated a 
willingness to provide 
workforce information  

• Possible pooling of 
funds  

• Social investments 

NO: 

• 1 company saw no role 
 

OTHER:  

• A number of companies 
commented initiatives 
with a new cost impost 
would not be supported 

• Some companies 
suggested that VPAs 
could be used more 
strategically 
 

Other Comments: 
• Local businesses have suffered due to unrealistic house costs – the area has become too 

expensive 
• Need more variety in housing stock for single people and people with no children 
• Housing was an issues 12 months ago with rentals impossible to find 
• Strong loyalty to local community - don’t support FIFO (2,1 
• Employ locally, with low staff turnover (1, 
• Forward projections: No expansion opportunity (1,1), static state (2).  
• All report uncertain outlook 
• Traffic on highly has reduced significantly with downturn 
• Major expansion on hold due to current market uncertainty and State government gateway 

approvals process. If the project proceeds, 1200 construction workers would be housed for 
3 months in workers village on site. 

• The Mt Thorley experience of being refused at appeal has made investors cautious. 
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APPENDIX )  Stakeholder Group Meetings: Planning for Housing 

Notes from the Planning for Housing in the Upper Hunter Meeting held at Muswellbrook 
Shire Council, 19th June, 2013 

 

1.   Attendance and Apologies  

Attendees: 
• Gary Oakey, Department of Planning and Infrastructure  
• Eric Johnson, UrbanGrowth NSW 
• Pathum Gunasekara, Muswellbrook Shire Council 
• Gary Thomson, Singleton Shire Council  
• Sean Constable, Upper Hunter Shire Council  

Apologies: 
• Michael Leavey, Department of Planning and Infrastructure  
• Roger Stephens, Hunter Councils Inc 
• Bill Tatnell, Department of Premier and Cabinet  

 
2. Updating housing issues in the upper Hunter region  

• Discussion centred on the known issues impacting on housing supply during the 
mining boom and what has changed during the current downturn. The current 
downturn was recognised as a good opportunity to take stock and ensure that 
measures are in place to respond when mining picks up 

• The known issues reported at the meeting were endorsed and clarified, in particular 
the constraints to land supply. These were understood to be a factor of: 
- The willingness of land owners to develop – many are smaller developers with 

limited cash flow and inability to meet the stringent requirements of banks to 
gain finance. Finance industry taking a no risk approach difficult to get finance 
for small to medium tier developers 

- The cost of bringing land to market (estimated at $100,000 per lot in 
development costs alone) 

- The cost of infrastructure impacting on both preceding factors 
• The following example was given for a development site in Denman: 

- Minimum 750 lots  
- Council worked out it needed $30,000 per lot in developer contributions to 

service infrastructure, this was re-negotiated down $12,000 per lot after 
negotiations 

- No money to fund shortfall after developer contributions  
• In the past Singleton Council were not interested/serious about getting land to 

market  
- Partnered with private sector – did not work well 
- In the past Council owned residential land and were able to develop as needed, 

however when Council sell the land they can’t control when it gets developed  
• Singleton Council indicated a willingness to fund upfront infrastructure cost to help 

get development moving  
• Short Term accommodation does not fit in the standard planning zones  
• Need to diversify housing stock: 

- Singleton are developing some innovative unit developments (in collaboration 
with UrbanGrowth NSW) 
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• Planning schemes considered to accommodate diversity in housing via:  
- Muswellbrook minimum lots size of 800sqm and medium density housing in 

some infill areas 
- Singleton minimum lot size 600sqm and higher densities in CBD area 

How is the current downturn in mining impacting on housing?   
• Maitland – vacancy rates are high from 1% to 10% 
• Contractors leaving town – decrease in short term accommodation occupancy  

 
 

3. Considerations for a collaborative approach  

What  are  your  expectations  for  the  current  planning  frameworks  to  
address  identified  housing issues?  
• The Hunter Economic Diversification Strategy (confirmed by the group confirmed to 

be an adopted document by Councils) recommended a regional housing plan. All 
agreed that this is needed. 

• The meeting endorsed a regional approach to addressing housing and growth 
management needs.   

• The Hunter Councils is proposing a county councils approach with 10 Councils 
working together to address such matters as infrastructure UrbanGrowth NSW 
endorsed the role of a region planning approach. 

• The meeting noted that in the absence of a planned approach the market would 
respond, citing the current proposal by The MAC in Singleton. 

Where  are  the  strengths,  and  what  opportunities  are  there  to  address  
gaps?  What are the challenges?  What could a regionally co-ordinated 
approach contribute?   
• In relation to housing diversity and development: 

- There is a significant opportunity in Action 6.2 of the Hunter Strategic Land Use 
Plan which commits the State government to working with UrbanGrowth NSW 
and the housing and development industry to develop models and 
demonstration projects for the delivery of more housing, and a more diverse 
range of housing types, focussing on the major towns of Singleton and 
Muswellbrook. 

- UrbanGrowth NSW is interested in opportunities to participate in joint venture 
developments if a business case can be made. These can be initiated by 
Councils - an initiative in Singleton is currently being investigated.  

- Planning schemes may be a constraint to some diversity, as are conservative 
attitudes to housing 

• In relation to developing a regional Approach: 
- The Department of Planning and Infrastructure indicated the potential for a 

whole of Hunter Regional Plan to replace Lower Hunter Regional Strategy. 
Given the lower Hunter Plan is still under development this is not expected to 
occur in the near future 

- The impact of the development of Huntlee  with a population of 20,000 people 
on the upper Hunter needs to be understood 

- Poor regional infrastructure decisions have been made in the absence of good 
regional planning, citing the Regional Hunter Hospital site as an example 

• Singleton Council is developing new LEP – DCP  
• In relation to development costs as a constraint, alternative models of financing should be 

considered, including: 

- Oran Park developed by then Landcom in Sydney was cited as an example 
where infrastructure costs were financed upfront  
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- Ground leasing arrangements (where the developer leases the land thus 
reducing development costs) 

Who  are  the  main  players  and  what  is  your  expectation  for  each? What 
is the strength of co-operation between them?     
• Singleton Council: 

- Council land –can offer infrastructure upfront, fee waivers  
• Singleton Housing Strategy (contact Gary for copy – commercial in confidence): 

- Diverse housing stock  
- Intensification of CBD – 5 stories  
- Flexible accommodation (workers accommodation) 
- Conflicts with current proposal for The MAC camp  

• Muswellbrook Council (Contact Pathum for copy – commercial in confidence and not 
available for another 3 weeks) 
- Currently preparing a Housing Strategy  

• Upper Hunter Council not looking at developing Housing Strategy – wanting 
direction from this study about what likely needs are first 
- Department of Planning and Infrastructure  – preparing a Guideline for Short 

Term Accommodation (Gary to follow-up)  
• Short Term Workers accommodation: 

- Mining companies don’t see a role for themselves in addressing worker 
accommodation. 

- Short term accommodation has not been anticipated in planning schemes and 
not dealt with by them 

- Should be integrated with the community in urban areas  
  

4. Specific information request 

Preferred population projections  
• Singleton Shire does not considers mining workforce expansions in its Housing 

Strategy while Muswellbrook Shire does 

  Other 

• Frustration was expressed about delays to proceeding with this housing study and 
the need to see some outcomes as the problem is considered to be here and now. 
In response to a question about the timing of the study the consultant indicated it 
was likely to be completed by the end of this year.   

  



NSW Minerals Council      I      Upper Hunter Mining Dialogue: Housing Research Scoping Study – Stage 1 

 

 
 

Andrea Young Planning Consultants  

Thao Ashford Planning Consultant 17 

APPENDIX )  Stakeholder Group Meetings: Social and Community 
Housing 

Notes from the Social and Community Housing Stakeholder Meeting held at 
Muswellbrook Shire Council, 19th June 2013  

 
1. Attendance and Apologies 
 

Attendees 
• Michele Ireland, FaCS – Community Services 
• Toni Mulholland, Muswellbrook Women’s Refuge 
• Una Garland, Murrane Housing Inc 
• Sarah Knoll, Mt Arthur Coal BHP Billiton 
• Wendell Peacock, Singleton Council 
• Sam Gorman, Compass Housing 
• Janelle Monro, Upper Hunter Community Services  
• Karen Davey, Community & Private Market Housing/Service Development Officer  
• Rebecca Barnes, Compass Housing  
• Natalie Carroll, FaCS – Housing NSW  

 

Apologies  
• Glenn Beatty, FaCS – Housing NSW  

 
 
2. Updating housing issues in the upper Hunter region 
 

• Questions were raised regarding how this current study builds on other work 
already completed for the region such as the current report prepared for the 
Women’s Refuge that investigated housing and support options for women and 
children escaping domestic violence. It was acknowledged by the consultants that 
much work has been done and the purpose of this project is not to replicate work 
already completed, however it was noted that one of the challenges around using 
existing work is the commercial in confidence nature of some of the key reports.     

• The group confirmed and validated issues identified from prior processes as well as 
the following: 
- International underlying social issues  
- Changes in service delivery  
- Government reform which has placed an emphasis on early intervention before 

homelessness occurs 
- There was a lengthy discussion around transitional (temporary) vs. permanent 

accommodation solutions. Temporary accommodation such as hotels and 
motels have been used in the past for crisis accommodation, however it was 
suggested that this type of accommodation is not ideal for crisis 
accommodation and is in conflict with current  policy direction. It was discussed 
that there is still a role for temporary accommodation and motels is the best 
option.  

- The group referred to the rapid re-housing model in Newcastle as an example 
of permanent solution. It was commented that whilst this model works well in 
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Newcastle it may not work well in upper Hunter due to low stock of available 
social housing and limited capacity of support services 

- It was agreed by the group that whilst increasing housing stock will help 
alleviate some of the problems there is a need to consider the management of 
stock in an holistic way i.e. providing wrap around services as well as 
accommodation to ensure long term viability  

• A representative from Compass Housing indicated that they are required in the next 
5 years to build and leverage from the properties received through State transfers. 
One of the challenges noted was being able to find a developer and develop at cost 
price and finding appropriate land. There is no target in terms of how much stock 
for the 5 year program. It will mostly be based on opportunities and price as they 
arise 

• It was mentioned by a number of participants that the lack of diverse housing stock 
available is an issue. For example there maybe one person living in a 3 bedroom 
house and when a family comes along requiring accommodation, it is difficult to 
transfer tenancy due to under occupancy. Compass Housing cannot transfer 
tenancy. Housing NSW indicated that they could. 

• There is a need for homes for over 55 year old target group 
• The State government’s target to increase the community housing stock to 30,000 

had little impact for the upper Hunter as most of this allocation went to other areas  
 

How is the current downturn in mining impacting on housing and 
homelessness  
• The group confirmed that whilst there has been a reduction in rents, it is still 

unaffordable for low income earners.  It was noted that the issue with obtaining 
accommodation is not just high rents but includes difficulty renting in the private 
market due to history of bad tenancy or no rental history  
- The group provided a successful example of how this is currently being 

addressed through the Women’s shelter. Under the Homeless Action Plan, 
funding was received to hire a private brokerage to negotiate lower rents. This 
position is temporary, however it was suggested that the success of the 
program will support additional resources for private brokerage  

• It was commented that relationship building with real-estate agent is important in 
all markets  

• It was commented that the downturn has had little impact on those looking for 
crisis accommodation. The stock has not increased in the upper Hunter and people 
looking for crisis accommodation are being sent to Maitland (train service twice a 
day) and Cessnock  

• It was commented that the occurrence of domestic violence has increased and this 
was attributed to the downturn  

• An emerging target group that was reported by workshop participants is people in 
mortgage stress. This was related back to the downturn due to job loss. It was 
noted that this group may not  necessarily be in crisis but could lead to 
homelessness due to mortgage stress  

 

Information on community housing sector 
• There is an opportunity to share information amongst community housing sector, 

information that can be made available include: 
- Department of Housing NSW (Finance) can provide information on the 

properties they own 
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- Community Private Market Housing a division of Housing NSW can provided 
information on the number of community housing funded properties  

- Compass Housing can provide information on the housing stock they manage  
• Current information gaps included: 

- Land supply  
- Community Services – Specialists Homelessness Services  

 
3. Consideration for a collaborative approach 
 

What are the priority actions that are needed to address social and community 
housing needs in Upper Hunter? 

 
• The following were identified by the group as priority actions: 
• Collaboration between provider supported services (public and private – resourcing 

and capacity)  
• More dollars and stock and support services (a barrier is the lack of services that 

are here) 
• Increasing affordable accommodation for people who are not eligible for social 

housing (low to moderate income) 
• Increase in larger stock for example big properties (5 bedrooms) for social housing 

stock  
• More resources for dedicated services (people to run projects i.e. staying home)  
• Preventing people from becoming homelessness  
• Additional case worker hours for services i.e. private brokerage  
• Medium and long term housing to create capacity in temporary accommodation  
• Investigating a rapid housing model for the upper Hunter (what is the best delivery 

model in this area)  
- Not just focus on early intervention need to look at housing homelessness in 

whatever capacity  
- At the moment there is not a lot of resources for early intervention  
- Adaptive change – stop the flow/increase  
- Work with financial institutions and real-estate agents to report signs  

• Money for piloting projects which aligns with policy direction  
- Industry funding  
- Innovation  

• Funding to provide services out of the Homelessness Shed (drop in facility in 
Singleton) which currently offers kitchen, shower, and laundry.  

• Sector collaboration across the region. There is opportunity for this to happen 
under the new reform (seamless referral) 

• Understanding who the priority groups are 
• Integration of supportive working programs with mining i.e. work experience  
• Develop strong partnership with real estate agents  (perception) and short term 

accommodation  
• Raising general community awareness  
• Increase in availability for crisis temporary accommodation to cater for all groups. 

There is currently nothing available for males, adult people with disability, victims 
of DV, mental , multicultural (people coming over from overseas through 
sponsorship (contractors) – mining company provides support for men not women)  
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What are the opportunities to help achieve these (e.g. social housing sector 
reform)? What are the challenges (land availability)? 

Potential opportunities identified by the group included: 

• HAP groups and subcommittee – Collaboration already exists and there is 
opportunity to build on this collaboration  

• Potential rapid re-housing project (initiative between, Hunter Councils Inc, Unguru, 
Women’s Refuge, Murane Housing & Compass Housing) – The group discussed a 
project to pilot a rapid re-housing project in the upper Hunter similar to the one in 
Newcastle. There has been some work done in this space, however has not been 
progressed due to other priorities i.e. sector reform. It was suggested that more 
work is need to determine an appropriate model to suit the region (what may have 
worked in Newcastle may not work in upper Hunter) including: 
- Identifying potential sites 
- Consideration of demographics 
- Management model, who will manage (e.g. Compass)?  
- Who can contribute financially, i.e. The Newcastle Council funded the 

renovation of the properties totalling $2.4million. Compass Housing Manages 
the property and the land was gifted from NSW Housing 

• Other potential models that could be piloted in the upper Hunter include: 
- Family assists of homelessness   
- Stay home model 
- This way home  

 

Who are the main players in social and community housing and what is the 
strength of cooperation between them? 

 

The group discussed the various stakeholders involved in social and community 
housing. Stakeholders were discussed in relation to the strengths of existing 
relationships. Figure 1 shows the stakeholder map that resulted from the discussion.  
The green lines highlights existing relationships, the black line (red on green) highlights 
the relationships that exists and is strong, the green dashed lines highlight where 
indirect relationship exists and the red dashed lines highlights the relationships that 
need to be built. A summary of the stakeholders are listed below. 

Existing Relationship: 

• Regional Homelessness Action Plan  
• Upper Hunter Regional Homelessness Action Plan Steering Committee  
• State Government  
• Singleton Shire Council 
• Muswellbrook Shire Council  
• Upper Hunter Shire Council  
• Community Housing Sector  
• Mining Companies  (needs strengthening) 
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Indirect relationships: 

• Hunter Councils Inc 
 

Relationships that need to be built: 

• Upper Hunter Mining Dialogue 
• Real-estate Agents  
• Developers  
• Chamber of Commerce  

 
 

Figure 1. Stakeholder Mapping  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

In addition to identifying the stakeholders the group made the following comments in 
relation to collaboration: 

• Local Councils are considered a key stakeholder and it is important to have correct 
representation from these organisations  
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• Singleton Council: 
- The Council has prepared a 4 year delivery and operational plan. These plans 

support the delivery of affordable housing (the Singleton Housing Strategy has 
been prepared in response to these plans)  

- The Community Development Team has a quarterly agenda and are happy to 
put housing on the agenda  

• The Hunter Councils Inc is attended by the mayors and general managers. This 
group has a  lot of collaboration   

• The question was raised with regard to the willingness of mining companies to work 
in collaboration  

• There is a need to develop a collaborative investment strategy   
• Small rural towns need to be taken into consideration (i.e. outreach from scone)  
• Currently there is not enough service capacity. For example, if housing providers 

hand over management of properties to compass this would free up more time to 
focus on core service delivery  

• The Upper Hunter HAP subcommittee have prepared an Action Plan  


