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Introduction
This paper discusses the implications of government policies in housing and supported
accommodation and the likely impacts on the provision of low-cost housing in Victoria over
the next five to ten years. It examines the major issues affecting older people generally, and
the current options for low-income older people, and how this affects those living in
Brotherhood accommodation. Options for the future are examined with reference to new
directions in social and community housing.
A range of views were canvassed on broad issues of access, affordability, design, location
and links with support services. More specific issues of ageing in place, age-segregated
housing versus integrated housing, gender issues and housing for people from non-Englishspeaking background and Aboriginal and Torres Strait Islanders are also addressed.
Conclusions are drawn on the implications for the Brotherhood’s mission to work fo r the
poorest members o f the Australian community in regard to its present and future provision
of housing and supported accommodation.
The low-cost housing and supported accommodation for older people (defined as 60+ years
) offered by the Brotherhood currently consists of:
•

G.K. Tucker Settlement, Carrum Downs:
Independent living in 130 cottages for approximately 156 older people

•

St. Laurence Park, Lara:
Independent living in 86 cottages and 22 flats for approximately 170 older people

•

Keble Court, Brunswick:
Independent living in 14 double and 15 single flats, with one activities flat,
accommodating 30 older people

•

Moor Street, Fitzroy:
Independent living in 6 bedsitters providing for up to 6 older people, some with
psychiatric disabilities

•

Palmer Street, Fitzroy:
Independent living in 10 single flats•

•

Millott House in Fitzroy a 21-bed rooming house providing supported
accommodation to frail, often previously homeless older people.
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Both the G.K. Tucker Settlement and St. Laurence Park are situated in a wider complex
alongside residential care facilities, and in the case of St. Laurence Park, a day therapy
centre. Millott House and Palmer Street are located in the grounds of the Brotherhood’s
Fitzroy office. A brief description of each facility is given in Appendix 1.
In addition, the Brotherhood’s Rooming House Service currently has an interim arrangement
to manage a number of rooming houses owned by the State government. This consists of
both building and tenancy management roles for a two-year period. An Advisory Committee
is examining options for the future management of these rooming houses, including an option
to return to community-based management.
This structure is separate from the Brotherhood’s direct ownership and management of
Millott House. However, the decisions made in relation to the Rooming House Service could
possibly inform the discussions on the future of Millott House, especially in relation to the
policy and financial implications of any changes in management structures.
Australia’s Ageing population
The population is ageing, and there is concern that in future there will not be enough younger
people participating in the workforce and paying taxes to support the social security system.
Manning discusses this in relation to low income older Australians:
"All projections of the Australian population predict an increase in the
proportion of the population over 60 ...... there are expected to be
three million people aged 65 and over in 2011, as against the 1991
figure of two million......it is unlikely that there will be any diminution
in the demand for asset and social security incomes to support elderly
and early retired people. However, both asset and social security
incomes are likely to be squeezed by:
•

resistance to falling standards of living by people of workforce
age

•

belated recognition of the need to devote more resources to
capital formation, and hence less to support current standards
of living." (1)

In relation to housing, over 80 per cent of those aged 80 and over own their own home.
This pattern is not expected to change greatly before 2015, although the effects of long
periods of unemployment in mid to older age are not yet clear. The National Housing
Strategy indicated that some 18 per cent of the total aged population are currently not home
owners or purchasers, and it is likely that a substantial minority of older people will need
access to affordable rental housing for the foreseeable future.
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Home Ownership
Government policy has favoured the traditional home ownership model in the past.
Older homeowners still enjoy significant advantages and are estimated to spend only five per
cent of their income on housing costs. On the basis of the measures of housing stress used
by the National Housing Strategy, only one per cent of older homeowners were found to
experience housing cost stress.
The concept of "housing stress", which is often related to financial stress and affordability,
can also affect those who own their home outright in terms of poor design, lack of
maintenance or general inadequacy of the dwelling. (See Appendix 2 for a typology of
housing need and definition of housing poverty).
The description of older homeowners as "asset rich and income poor" is a well-worn
aphorism. What is becoming increasingly relevant is the notion of the older person with a
depreciating asset, as their home loses value due to location (especially in depressed rural
areas), poor state of repair or inappropriate design.
A small minority of homeowners and purchasers are buying a mobile home or caravan and
renting a site in a caravan park (15,630 people according to the 1991 Census). This group
of often elderly people is extremely vulnerable in terms of hidden "extra costs" such as
charges for facilities, visitors, and even pets and has little security of tenure owing to the
restrictions of the Caravan Parks and Movable Dwellings Act.
Growth in Demand for Public Housing
Ever since the Commonwealth/State Housing Agreement (CSHA) was first legislated in 1945
to provide funds for public housing, demand has consistently outstripped supply, and pressure
on waiting lists is now extreme:
"Over the decade 1981-82 to 1990-91 the number of applicants on
public housing waiting lists around Australia has almost doubled from
110,204 to 202,299." (2)
In Victoria in June 1993, 54,000 households were on public housing waiting lists.
Some people now have an indefinite wait, and even priority applicants, such as people over
the age of 75, may experience delays of up to 18 months.
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In the regions served by the Brotherhood, Department of Planning and Development figures
indicate a definite need for low cost housing for older persons. The numbers of aged
pensioners and persons over 55 years on the waiting list for one-bedroom housing at the end
of 1993 were:
Central Highlands

500

Waiting time 5 years

Geelong/Colac area

285

"

" 4 years

Peninsula/Frankston

247

"

"

Metro- Brunswick

100

Waiting time 5 years

Metro- Fitzroy

10

Reduced need owing to
development work in the area

5 years

recent

At the same time as demand has increased, the nature of public housing and the profile of
its tenants has changed:
"By 1990, the role of the public housing sector had largely altered to the
provision of welfare housing......and the proportion of public housing tenants
living in poverty before and after paying their housing costs had increased
accordingly. In 1990, 27.2 per cent of public renters and 24.2 per cent of
private renters were living in after-housing poverty." (3)
Patterns in Private Tenancy
Low-income people of all ages who rent in the private market have always been the most
disadvantaged groups of all in terms of housing stress. Older people are no exception to this:
"The seven per cent of the aged who are private tenants are severely
disadvantaged on all available measures" (4)
Private tenants faced rapid real increases in rent during the late 1980’s, but recent trends
indicate that costs are have been declining since 1990, due to the recession, with a 4.3% fall
in rent levels for the first half of 1992. However, the signs of a tentative recovery emerged
with a rise of 3.7% in the second half of 1992 and this trend is expected to continue. (5)
Affordability is improved by rent assistance to age pensioners, although this is too low to
provide comparable affordability with pensioners in public housing.
The total numbers of pensioners receiving rent assistance in June 1993 was 51, 978, of
which almost 50% (253,142) were age pensioners.(6)
A survey undertaken by the Tenants Union of Victoria in 1992 indicated that the vast
majority of private rental tenants in Victoria are not merely renting short-term prior to home
purchase, but are in fact spending a significant part of their lives in the private rental market.
The (often involuntary) higher mobility of people in private rental disguises the fact that it
is a long-term option for many, and a life-long tenure for some low income older people.
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Policy Directions
The current uncertainty as to the Commonwealth directions for the future of housing policy
is complicated by the wider debates around Commonwealth /State relations and the lack of
clearly defined policy at the Commonwealth level. Calls for national consistency and
standards reflect a concern that housing provision in some States may not adhere to an
acceptable minimum.
The CSHA originally provided for the longer-term housing needs of low to moderate income
earners and was aimed at families and couples able to live independently without supports.
Over time, the program has seen changes in eligibility, (now calculated on household
income), reintroduction of market rents, the ending of discrimination against singles, and
more flexibility in terms of people with support needs. (The five major program areas funded
through CSHA tied funds are listed in Appendix 3).
There has been a shift at both Commonwealth and State levels from a predominantly public
housing provision model to one with a more diverse range of social housing options. A new
Social Housing Subsidy Program was announced in the 1992/93 Federal Budget. This
program will commence in July 1994 and it is anticipated that it will generate $450 million
in its first two years by encouraging investment from community housing providers and by
making private finance available through shared equity arrangements.
Outside the CSHA the Commonwealth also funds the Supported Accommodation Assistance
Program (SAAP) which provides transitional rather than long-term housing for the immediate
shelter needs of those in crisis.
The National Housing Strategy (NHS), a major review of housing policy, was set up in the
1980’s. Its findings supported a larger role for community housing both to assist in
addressing shortages in supply of stock and to develop new models of management.
Unfortunately, the NHS paid little attention to people with no permanent shelter.
An Industry Commission Inquiry into Public Housing was set up in November 1992 to report
on ways to achieve social, economic and housing objectives more efficiently and
effectively.The Commission favoured the continued provision of public housing and rent
assistance as opposed to other income support measures to alleviate housing stress for lowincome people. It proposed changes to the balance of responsibilities with the Commonwealth
to have notional responsibility for rent rebates and subsidies, and the States to raise capital
funds and the rest of the ongoing subsidies.
Other key recommendations were that the role of property management should be separated
from that of tenancy management, that community housing should be funded
separately from housing assistance for low-income people in the same tenure, and that SAAP
and the Crisis Accommodation Program (CAP) should come under the control of a single
manager with the power to allocate funds both for capital and recurrent purposes.
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At the State level, the State Housing Authority (SHA) in Victoria has undertaken a substantial
reform program in the last ten years, in an endeavour to increase supply, upgrade severely
run-down stock and improve its asset management generally. The continuing reform of public
sector housing is being complemented by a commitment to development of the community
sector and encouragement of increasing participation in social housing by the private sector.
Victoria has also put some CSHA funds into developing some State-specific programs.
(These are listed in Appendix 3.) Victoria still suffers from a scarcity of affordable rental
housing stock in both the public and private sectors. The bulk of housing currently being
provided through the public sector is, however, older persons’ housing.
Deinstitutionalisation policies for people with disabilities has had a considerable impact over
the last ten years and pressure on the demand for accommodation at the bottom end of the
market is expected to continue for some time. The recent review of the Group Housing
program, which provides group living for people requiring a degree of support,
encompassing both people with disabilities and "elderly people with support needs",
recommends confining this program to people with disabilities.
The pressure on waiting lists has led to increased targeting of housing assistance, and
proposals for more stringent criteria:
"the new Victorian State Government has proposed severe restrictions on
eligibility criteria for priority housing. The newly proposed draft guidelines
will require proof of current housing inadequacy, that rental costs exceed 50
per cent of total household income and that assets do not total more than 6
months rent. It is suggested that this will exclude 8 out of 10 people now
applying for priority housing (Forbes 1992)". (7)
Housing Issues for Older People
One of the first issues to consider is what constitutes an "older person" - definitions vary
from the over 55 age group who are eligible for the movable units scheme, to the recognised
retirement age of 65, the over 75 s who receive priority listing on public housing waiting
lists, or the 80+ age group who are the main users of community support services that
enable them to remain in their own homes and "age in place".
These issues are especially pertinent for Aboriginal and Torres Strait Islander people whose
life span is shorter at between 53 to 60 years for men and 58 to 65 years for women than that
of the average population currently -73 years for men and 78 years for women.
Older people’s housing issues are much same as those of the wider population, that is,
access, security of tenure, affordability, design and location. In addition, older people may
wish to consider age-specific accommodation, links with support services, or may have other
associated issues of gender, or culture/ethnicity.

Page 7

\

»

Access
Older people’s ready access to home ownership in the past is reflected in one of the highest
rates of home ownership in the world and this is not expected to change over the next twenty
years.
Access to public housing is constrained by the absolute shortage of stock in relation to
demand. However, within these constraints, older people seem to have had relatively
good access to public housing options compared to other groups. In 1990, the then Minister
for Housing and Aged Care, the Hon. Peter Staples said:
"some 43 per cent of people over 60 who do not own their own homes are
public tenants. This is about double the rate for the general community at
about 22 per cent....My Department estimates that approximately 30 per cent
of the billion dollars provided by the Commonwealth for housing assistance
to the States is directed towards housing for older people." (8)
The Aged Care Reform Strategy Mid-Term Review Stage 2 found th a t:
"The provision of public rental housing for low income elderly has grown
much more rapidly than the aged population over the last twenty years, and
this growth has made a very significant contribution to reducing the proportion
of the aged population who must rely on private rental accommodations." (9)
About 17 per cent of the total Victorian population live in private rental. In 1987, it was
estimated that approximately 8 per cent of people over sixty were renting privately. (10)
Security of Tenure
Security of tenure is highest in home ownership and public housing options, the tenure in
private rental is often uncertain, and older private renters are forced to change residence
more frequently than people in the other tenures.
The Industry Commission made two recommendations which may affect older people in
public housing. These were that security of tenure be tied to a local area, and not to a
specific dwelling, and that a tenure period shorter than "life" be determined where
appropriate. This has obvious implications for long-term older tenants who were allocated
housing for a family some years ago and who are now perceived as underutilising scarce
housing stock.
Security of tenure also impinges on affordability, as those who have to change residence
repeatedly may spend the bulk of their incomes on removal costs, bonds and rent in advance,
etc.
Older people’s personal and social needs are affected by any forced housing change as their
homes are often the repository of a lifetime of memories and associations that have a direct
effect on their psychological health and well-being.
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Affordability
Affordability is often assessed as a percentage of household income, with most arguments
in favour of a housing cost not exceeding 20-25 per cent of household income, although the
NHS argued for an affordability benchmark of 30 per cent.
However, assessment on income alone does not take into account the differences in total
housing costs which may be affected by other factors such as tenure, location (including
transport costs), household type, etc.
Expenditure levels, which for older people may include substantial outlays on health and
medical expenses, or support services, are not taken into consideration at all. Expenditure
on maintenance, repairs and modifications to old houses is also a problem for some
homeowners.
One of the main advantages of public rental is perceived to be its affordability, as rents are
usually set at 25 per cent of household income. However, 27.2 per cent of public housing
tenants are now estimated to be in after-housing poverty. Figures are not available on how
many of these may be older people.
The Industry Commission recommended the setting of market rents with a two or three per
cent premium for those who could afford to rent in the private sector. This may affect
some older people.
Private rental is undoubtedly the least affordable housing option, and report after report in
the last twenty years notes that private rental tenants are the most disadvantaged and have
the highest before and after housing poverty rates in Australia. Private renters are
also more likely to be on low incomes than other groups. Surveys undertaken by the Tenants
Union of Victoria in 1988 and 1990 found that:
" 81% of tenants receiving pensions or other government benefits paid 40%
or more of their income in rent." (11)
Since this survey, there have been two small increases in rent assistance.)
Design
The appropriateness of housing design is often a critical factor in older people’s ability to
stay in their own homes. Poor design in the past has plagued all types of tenure, whether
public or private. Inadequate design can lead to high maintenance costs, or the
inadequacy of the home to changing needs, and can result in significant housing stress. Good
design can reduce maintenance costs, extend the time an older person can remain in their
own home and facilitate the work of support services delivered to the home.
Good design also applies to the planning of neighbourhoods and the mix of housing to
encourage a diversity of family types and social strata. The current lack of medium-density,
low maintenance housing in both the public and private sectors constrains choice when older
people are considering moving.
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Location
This again is a critical factor for all types of tenure. In the main, home ownership affords
the best choice of location. Private rental is sometimes quoted as offering a greater choice
of location, but for low-income tenants, the choices are often limited to low-cost areas with
little amenity.
Retirement villages have tended to be built in outlying suburbs with poor transport and
limited access to services.
Mainstream public housing offers the poorest choice of location, as tenants are expected to
relocate to be housed. Community housing options have overcome this limitation in some
instances by explicitly tying eligibility to long-term residence or association with the local
area.
Links with Support Services
In regard to care services, there is almost universal agreement on the need to improve and
extend links between housing and support services. The need to facilitate ageing in place by
providing for incremental assistance from complete independence to high support needs will
require a range of creative solutions. Different responses are needed for those living alone
and those living with carers, and for those described by the Aged Care Reform Strategy MidTerm Review as "at the margins of independent living." (12)
There is an argument for the separation of tenancy management from the management of
support services in rental housing , on the basis of conflict of interest and a need for
transparency between the dual roles of landlord/rent collector and the service
provider/support role. However, some providers are not in agreement with this, arguing that
the dual role is sustainable, offers better focus and improves feedback from and participation
by tenants in the planning and management of housing and support.
The challenge ahead lies in the capacity to sustain increasing numbers of older people as they
age in a variety of community settings within tight resources. The Local Government and
Community Housing Program provided a number of examples showing the advantage of
early planning and close co-ordination of housing and support provision. The St. Kilda
Housing Association is an example of this. (See Appendix 4 for details).
The need to achieve some economies of scale is already evident, and models that provide for
support to a group of older people or a cluster of older persons housing units of different
sizes have been promoted. This can be achieved either by a visiting service such as HACC
or an on-site service, as in the Abbeyfield model, which has a resident housekeeper in a
group house for up to ten people (See Appendix 4). The success of this has now been
recognised by the provision of capital assistance in the Community Housing Program to
provide for accommodation for support workers in community housing settings.
There are also a number of overseas models that could bear more investigation, such as the
British experience with very sheltered housing, or the Israeli age-integrated sheltered
housing. (13)

Page 10

»

Age-Specific Accommodation
There is a diversity of opinion on the desirability of age-specific housing. Staff in a number
of provider agencies consider it to be undesirable, quoting both physical and social isolation
as a problem. A substantial number of older people, however, obviously prefer this option,
and have "voted with their feet" by moving to retirement villages, quoting physical and
psychological security factors, lack of noise and disruption as desirable features of agespecific settings.
This issue is somewhat clouded by the fact that in the past, retirement villages have been
large, in some instances poorly designed and built on urban fringes. Some have not
facilitated links outside the village or have not had sufficient access to support services when
necessary. For those who wish to leave, the process has often been difficult, protracted and
expensive.
The lack of alternative options has also coloured the debate. The Abbeyfield model, which
offers small-scale age-specific group housing appears to offer the best of both worlds in
providing accommodation located within the general community, close to services and not
physically differentiated from other dwellings in the neighbourhood. Other models offering
sole occupancy in clusters of age-specific housing have been few and far between.
The majority view would support retaining age-specific housing as part of the range of
choices available, but with greater attention to location and scale of developments. As the
National Housing Strategy put it, the aim is to "insulate but not isolate" older people in the
general community.
Gender Issues
Women comprise fifty-two per cent of people aged 65 - 69 and sixty-six per cent of people
aged 80 and over. Older women are also more likely to be living alone than
older men. The NHS found that one in four women aged 65 to 69 were living alone,
compared to one in ten men; at age 80, this had increased to one in three women and one
in five men.
There were large discrepancies in the incomes of women and men, with many women having
restricted labour force participation, lower wages and little or no access to superannuation.
Given that income status usually determines a person’s standard of living, it is no surprise
that single women who never married were found by a 1987 study to have more often found
accommodation through their (largely domestic) employment than other avenues. (14)
Discrimination against single women by financial institutions effectively prevented them from
attaining home ownership, as they had no means obtaining home loans in their own right.
In addition, public housing was not available to single people until comparatively recently.
This forced a number of single, divorced or widowed women into the private rental sector,
with resultant problems in affordability.
Marital status also affects womens’ access to housing, with divorced and separated women
being found to be particularly disadvantaged in their housing.
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Women who are widowed or divorced often report a reluctance to deal with tradesman, and
will put off necessary repairs. Similarly, they find moving house a difficult prospect due to
the legal and financial transactions involved. Issues of security and safety are extremely
important to women living alone. A 1991 survey found that older women reported a very
positive experience with retirement villages and Abbeyfield houses due to safety and security
measures. (15)
Issues of Culture/ethnicity
The Mid-Term Review of Aged Care projected marked growth in both numbers and diversity
of older people from non-English-speaking background, from 13% of the population aged
over 60 in 1986 to 25 % of those over 60 by 2001. Currently older people from other ethnic
groups are largely from the post-war migration intakes and were estimated to have spent an
average 15 years or more in Australia. The older groups from Eastern Europe are now held
to have peaked, and will have declined by 2001, whereas the next ten years will see larger
numbers from Southern Europe, the Middle East and Asia turning 60. The older Asians had
mainly come to Australia at a later age for family reunification, and fewer than half had been
here for 15 years.
The ethnic aged generally have lower incomes than Australian bom people, making
affordability a more critical factor in housing choice.
Information about and access to both housing and services is an issue for people from nonEnglish-speaking background, a problem compounded for some by the loss of facility in
English as they grow older. Cultural appropriateness extends to the design and types of living
arrangements offered. A 1991 survey found that the use of land for both produce and
recreation was important, and that cultural isolation was keenly felt particularly by women.
The consideration of the viability of ethnic specific solutions to housing choice, or the
desirability of "clustering" people from a particular background as is done in some residential
and day care facilities bears further investigation. The experience of the
NSW Spanish-Speaking Pensioners Association, which houses fourteen people in
independent living units built around a small plaza area, with a library and space for
community activities, has been very successful. (16)
Aboriginal and Torres Strait Islander Issues
As noted above, the differences in life experience and life expectancy of Aboriginal and
Torres Strait Islander people require a different response to their needs. Indigenous
Australians comprise 1.4% of the total population, and about 6% live in Victoria. The NHS
found that very poor housing was disproportionately common among older Aboriginal and
Torres Strait Islanders with about 50% of older people living in public housing and 20% in
private rental and a high 11% in "other tenures. Fewer than 24% are homeowners.(17)
The general consensus appears to be that Aboriginal and Torres Strait Islander people
themselves need to control their own housing options in addition to having access to
mainstream public housing. The Aboriginal Housing Board is one means of achieving this,
with funds targeted through the Aboriginal Rental Housing Program.
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Homeless Older People
Not every older person has a permanent home; in 1991 a survey for the NHS found that
about 10% of users of SAAP funded services were "aged or prematurely aged". The
survey found a great diversity in homeless older people and concluded that neither generic
services nor the SAAP program were meeting their needs.
Homeless older people have poor access to public housing and mainstream aged care
services. It was found that many services are culturally inappropriate for this group of older
people, and recommended the development of a range of accommodation options all with
support of varying degrees including:
•
•
•
•

crisis accommodation
medium term accommodation
long term housing
aged persons hostels

In addition it recommended specific services for special needs groups such as homeless older
women, Aboriginal people and people from non-English-speaking background.
The Brotherhood has addressed the needs of homeless older people through its involvement
with the Wintringham Hostel projects. This arose out of the decision by the Hanover Society
to redevelop its overnight shelters in line with the Gill and Ozanam House. There was some
concern for the older homeless people who were at risk of being moved away from their
traditional roots in the process of redevelopment.
As the Brotherhood had considerable experience with frail aged people, its assistance was
sought in a joint venture to develop an innovative hostel concept in Flemington, and a more
traditional hostel at Williamstown. A third is now planned for the Bay side site in Port
Melbourne. As it took some considerable time to plan and build the hostels, a 50-place
hostel options scheme was applied for to support people in Gordon House during the
transition period. The Brotherhood also provided seeding funds for the venture.
Wintringham is now a public independent company in its own right, administering the hostels
and 48 independent living units in Williamstown. This is a very successful example of the
Brotherhood assisting both innovation and the formation of an independent body to maintain
and manage the accommodation.
Current Housing Options for Older People
There is a range of housing types available to older people, including sole occupancy, shared
or group housing, and age-specific housing. A comprehensive list of these types is given in
Appendix 5.
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The expansion of the range of housing options through various community housing models
to date would suggest that the lack of choice in housing options for older people appears to
be due as much to constraints such as lack of information, supply and affordability as to the
lack of models to choose from. It is not proposed to describe every option available to lowincome older people, but the particular choices relevant to the Brotherhood’s current housing
provision for older people are examined here.
Retirement Villages
Retirement villages have experienced the greatest growth of any age-specific housing in the
last decade being provided by both private sector developers and a number of non
government organisations (often known as donor-funded villages).
Early concerns about retirement villages were that they were often poorly located in urban
fringes, were inadequately designed and contributed to both the physical and social isolation
of residents. The villages appeal to older people as they offer security and, in the case of
the donor-funded villages, affordability.
Some donor funded villages restrict access to those who have never owned a home, or who
have no or very limited assets, and either charge no ingoing fee, or cap the fee. The private
sector has a plethora of different tenure arrangements with very complicated contracts.
Deferred management fees and lack of actual ownership of their unit often means that an
older resident can lose substantial amounts of money if they wish to leave the village.
Some residents of private villages have also been unable to access publicly-funded community
services as the village itself provides support services for an extra fee. This creates problems
for those who cannot afford full cost-recovery fees. According to the NHS there has been:
"a shift in focus from early concerns about social issues to current attention to consumer
protection measures and arrangement for care provision." (18).
There is a growing acknowledgment that large scale villages are inappropriate as they tend
to become institutionalised, can reduce independence, increase isolation from the wider
community and be perceived as "grey ghettoes".
Some donor-funded villages also suffer limited choice of location, ageing stock designed for
a more active group of people than the current residents, high maintenance costs, and
occasionally constraints on the choice of frailer residents needing significant levels of
support. A recent sample survey of two retirement villages in Melbourne found that the most
common personal need of people moving in to a subsidised village was for health support. (
19)
Residents in donor-funded villages come mainly from private rental situations, and many
have never owned their own home, or have lost it through business failure, divorce, etc. This
type of model appeals to couples as well as singles seeking security and freedom from
maintenance requirements, and companionship.
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Generally, the age of residents on acceptance has increased in recent years, and the level
of frailty of some residents is not always appropriately catered for in the villages.
Donor-funded village residents usually have access to HACC services if required, although
the level of dependency which can be supported varies from village to village.
Rooming Houses
The supply of rooming houses at 5,000 peaked in 1954 with 14% of the total population
living in this or similar shared accommodation and then rapidly declined to 1,500 units and
only 3% of the population in non-shared accommodation. It is estimated that there are now
less than 400 rooming houses in Victoria.
In order to boost and diversify the supply of stock the then Ministry of Housing initiated the
Rooming House Scheme in 1981, providing both stock acquisition or renovation and loans
to non-profit organisations providing rooming house accommodation.
The population using rooming houses has always been predominantly single males, but in the
past they were those in casual low-income employment, whereas now the majority are not
in employment and are on statutory incomes. Consumer groups report that the incidence of
assault and rape in rooming houses is high, and this is obviously a major reason for low
demand from women.
It is estimated that about 5% of rooming house tenants are from non-English-speaking
background. In the publicly-funded rooming houses 35% of all tenants are aged over 50
years and 7% are over 70 and over 25% have a physical, intellectual and/or psychiatric
disability. The privately-owned rooming houses tend to take more older people. (20)
Appendix 6 has a summary profile of rooming house tenants.
The Rooming House Review estimated that about half the rooming house tenants surveyed
in 1991 had lived there for less than twelve months, but another one-third had lived in thenrooming house for more than three years.
It is estimated that about half the tenants prefer this type of accommodation, because of the
companionship it offers to largely single people with no family networks. However, many
are simply forced to accept rooming house accommodation for other reasons such as
affordability and access. Private rooming houses are usually more expensive than the
publicly-owned houses, and generally offer less amenity.
Although rooming houses are designed to offer independent living, residents are eligible to
access HACC services and other community supports such as mental health outreach
services. The design of many rooming houses , however, does not accommodate increasing
frailty.
The Rooming House Review found that publicly owned and community-managed rooming
houses are a cost-effective option for low-income single people. The main issue for the
future is concerned with the sustainability of community management and the Review
therefore recommended consolidation of management groups, either as discrete programs,
or in conjunction with other community housing programs. (21)
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Special Residential Services
Formerly known as Special Accommodation Homes, the 281 SRS’s currently operating in
Victoria provide 8144 beds across the State for people requiring special or personal care. In
the past, the quality of care provided in these homes has been variable. However, following
the introduction of national standards and the Community Visitors scheme, together with the
requirement by the Health Services Act for activity programs and access to services outside,
standards are improving.
SRS’s cater for a range of income groups, but substantial numbers of them are at the lowincome end.The profile of residents of SRS’s is predominantly older Anglo people, with 81 %
or residents over 65 and 61% over 75, only 8% come from non-English-speaking
background. (See Appendix 6 for full details).
One of the major difficulties for residents of SRS’s has been exclusion from HACC services,
due to a mistaken belief that they are not eligible. The lack of access to transport and
outside programs or social supports has also been a problem for those SRS’s catering for
low-income people.
Social Housing Concepts and Issues
The NHS used the term social housing to "describe the delivery of housing that normally
does not have a profit element in it; very often there is some sort of support or allocative
role performed by government to direct assistance to low income groups".
There is some scepticism in the field as to whether the attainment of social objectives will
be overtaken by commercial objectives, and much of the debate to date has revolved around
the definition of social housing in terms of whether it is seen as exclusively a public housing
option, or whether to include private sector involvement.
The concept of social housing has been promoted by both Commonwealth and State
governments as a means of increasing the supply of housing stock by encouraging private
investment through joint ventures and equity-sharing arrangements. In addition, the social
housing option would enable governments to remain at "arms length" from management,
leaving them free to concentrate on strategic planning and construction issues. The
Community Housing Program, announced in the 1992-93 Federal budget is proposed as one
vehicle for expansion.
The community housing sector in Australia is very small, comprising 3% of social housing
stock and less than 1% of all rental stock. It is administered via two main streams:
•

Co-operative housing with an emphasis on long term rented housing and
tenant management

•

Targeted community housing, sometimes involving the provision of
specialist services to a particular needs group
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Social housing is also seen as a way of drawing private capital from individuals as well as
from institutions. Shared home ownership, is one example where the owner-occupier shares
ownership with a State Housing Authority (SHA), paying both a mortgage and rental on the
part owned by the SHA. Another example is shared equity, where a resident may have
equity in a portfolio of dwellings, one of which they occupy. The Common Equity Rental
Co-operatives operating along similar lines, have proven effective in generating 30% of
income from private loans.
Other major debates concern what social objectives are required to be met by social housing,
and what models of financing and management will best attain those objectives.
The Ecumenical Housing Unit has proposed four social housing models:
•

Public housing owned by the state housing authority and managed through
a devolved organisational structure

•

Community managed housing owned by the state housing authority but
leased to a non-government organisation which manages the stock for
tenants with specific housing needs

•

Co-operative housing owned and managed by tenants through a co
operative association (ownership may be via an umbrella trust)

•

Rental housing associations housing owned and managed by autonomous
non-profit non-government organisations with the specific objective of
meeting the housing needs of low income groups. These associations
could be sponsored by local government, churches, trade unions,
charitable organisations, etc. (22)

The success of community housing initiatives to date in finding flexible ways to meet the
housing needs of low-income people is acknowledged by all, and there is general support for
the notion of promoting this sector. The affordability, appropriateness, security of tenure and
participatory management of these models are seen as great strengths.
The concerns include a perception that a strong push to develop the community housing
sector may be at the expense of funding for mainstream public housing. There are also
concerns that the forms of financing should not encourage market-driven models that rely on
regular turnover of stock, or unsubsidised full-cost rents (or even market rents) for financial
viability.
The lack of an infrastructure for this sector is perceived as a great weakness that has already
led to some failings in the current models. One school of thought is that the stock
management and tenancy management should be separated, with four or five large agencies
operating as stock managers on a regional model, providing training and administrative
support to smaller agencies performing the tenancy management role.
Opponents of this view cite the establishment of yet another bureaucracy with the resultant
problems of inefficiency, inflexibility, lack of local knowledge or control, and problems with
the scale of management.
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The role of local government in community housing to date has embraced the provision of
land and other resources, but the current boundary restructures and the advent of compulsory
competitive tendering are leading to a redefinition of role away from service provision to
more focus on planning. This, combined with the push to a regional approach to community
housing and subsequent loss of local control, may see a downscaling of local government
involvement in provision.
There is also a fear that responsiveness and innovation, which have been the hallmarks of
the community sector to date, will be stifled by the need for economies of scale and
standardisation. A preoccupation with ownership, legal structures and management issues are
perceived as driving the debates to the detriment of wider concerns about meeting community
goals, choices, quality of life and self-determination.
There is some confusion about whether social housing constitutes a special needs tenure and
what the implications of a series of non-uniform waiting lists might be in terms of wider
equity issues.There is no doubt, however, that this sector offers opportunities for expansion
and innovation of a range of flexible affordable models of housing.
Implications for the Brotherhood: Options for the Future
The Brotherhood’s current stock of two retirement villages, a rooming house and a number
of independent living flats all have similar problems with ageing stock and the inadequacy
of its design for a frailer population. This core problem will require either the investment
of substantial capital to bring it up to modem standards or its sale/divestiture and a
reinvestment of the proceeds in newer and more appropriate models.
In the case of the retirement villages, the Brotherhood may wish to retain this option in the
short-term, as it offers both housing and support for low-income older people. The critical
question for the longer-term is whether to change the form of its age-specific
housing and support provision to a smaller-scale model such as cluster housing with more
appropriately designed stock.
Alternatively, the Brotherhood can redefine its role as purely that of tenancy management and
devolve the property management function to another agency or agencies. The Aged Care
Reform Strategy Mid-Term Review recommends one way of achieving this, Recommendation
8.2 states:
"That opportunities for bringing self-contained units constructed with
capital funding under the Aged or Disabled Persons Homes Act into
the Community Housing Program be negotiated, on condition of
access of financially disadvantaged people to those units."
The Brotherhood is largely successful in targeting its housing provision to people on very low
incomes who suffer housing stress, and with co-ordinating support services to
a population that is frailer and more dependent than in the past. However, the majority of
residents are from Anglo backgrounds, with people from non-English-speaking background
poorly represented. In view of the growth in numbers of the ethnic aged, this is one area
the Brotherhood needs to address in planning for the future.
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It is in this context that the following analysis of implications and options for the future is
considered.
Age-Specific Housing

Trends Implications for the Brotherhood

Smailer-scale developments
in mixed communities

Loss of appeal of large-scale villages
due to increase in alternatives
Opportunities to develop small-scale cluster
housing through CHP

Integration into local areas close
to transport and services

Loss of appeal of villages due to
existing location and inadequate transport

Strong emphasis on design to
enable ageing in place

Need for substantial investment to
upgrade and modify stock or develop an
image of poor housing for poor people

Stronger links with support services

Opportunities to maximise the effective
links currently operating in the two BSL
villages and explore economies of scale
in more depth.
Opportunities to trial new models of
integration of housing and supports in
rooming house and flats

Social Housing
Trends

Implications for the Brotherhood

Development as special needs tenure

Existing client groups can be given
continuing priority of access
Opportunity for the Brotherhood to
extend its provision to ethnic groups
(NB: the Corio District o f Geelong has
the highest proportion o f people from
nesb outside the metropolitan area)

Separation of roles between property
management and tenancy management

Opportunity to clarify role and if
required, to perform only one role
Opportunity to negotiate transfer of
existing units to CHP

Separation of roles between tenancy
management and provision of support

Possible transfer of support role for
the rooming house
Greater emphasis on landlord functions

Page 19

Development of infrastructure for
social housing sector, e.g. staff
training, management and admin
istrative support, etc.

Opportunity to resource with expertise of
Rooming House Services Group and
influence outcomes

Shift in funding from direct rent subsidies
to deficit funding of provider groups
(cost-shifting to community sector)

Increased costs to Brotherhood, or
pressure to increase rents to cover
budget shortfalls

Encouragement of joint ventures, shared
equity arrangements, etc.

Possible joint ventures with public
sector,other non-government organisations
and private sector

Encouragement of private sector
investment in community housing

Opportunities to cost-share new ventures
Opportunities to influence private sector
housing provision
Opportunities to capitalise on
Brotherhood’s expertise in this area

Catalyst role and innovation

the

Private Rental Tenants
Trends Implications for the Brotherhood
Increased demand for private rental
resulting from continuing short supply
in public housing

Increased demand for all housing options
from low-income older people

Increased "competition" from younger
singles and families for scarce affordable
stock from younger groups

Increased demand from older people
to be balanced against increased demand

Opportunity to convert existing stock
for use by younger singles
Increased demand from moderate
income earners affecting affordability

Traditional Brotherhood constituents
forced into residual housing or homelessness

Rise in numbers using private rental
as long-term of life-long tenure
in private rental

Opportunities to develop shared equity
arrangements or other options for those

Opportunity to develop innovative
holistic solutions to support needs for
private tenants
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Conclusion
The Commonwealth Government’s stated commitment in housing to the goals of:
•

housing diversity

•

choice

•

affordability

•

employment generation

•

urban consolidation

are all compatible with the Brotherhood’s mission and practice. However, the realities of
the continuing severe under supply of public housing stock, and the failure of the private
sector to promote medium density developments, or to increase the supply of affordable
housing at the lower end of the market combine to paint a bleak picture for the years ahead.
Low-cost accommodation will suffer increasing pressure of demand as tighter targeting leads
to the possible residualisation of the mainstream public housing sector. Private tenancy may
become less affordable, and more group or shared arrangements forced on those with few
other options. Community housing providers will come under increasing pressure to capture
private sector funds to expand provision.
The concept of introducing competition through the social housing sector in order to increase
both supply and choice has had a mixed reception. Whilst acknowledging that increased
participation by not-for-profit agencies and the private sector will provide access to greater
funds for housing, there is some doubt as to whether the pursuit of commercial objectives
will preclude the attainment of social objectives.
In addition, this sector is very small in size and scale, and will require a sizeable investment
in infrastructure to support rapid or large-scale expansion. The transfer of funds out of
mainstream provision into community provision is strongly opposed by some. Nevertheless,
the community housing sector has a proven ability to innovate and at its best, to provide
more responsive management for tenants.
The Brotherhood’s traditional constituents who have low incomes, inappropriate housing, and
few supports or networks, will inevitably be the last in the queue for housing, with the most
limited access. The Brotherhood’s established experience as both property owner and
tenancy manager could be channelled into new innovations in housing to provide greater
opportunities for this group.
However, its existing housing provision does not conform to current expectations and
standards, and over time should either be converted or replaced. The hard decision for the
Brotherhood is whether they wish to (or indeed can afford to) invest in this directly or not.
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Appendix 1
Low-cost housing and supported accommodation currently
offered by the Brotherhood of St. Laurence

General
The Brotherhood offers low-cost rental accommodation to women and men, singles and
couples aged over 60. In some instances, the age criterion may be varied at the
Brotherhood’s discretion, for example, where the person may be somewhat younger, but is
very frail and/or disabled. Younger people with disabilities can be accommodated, although
the age-specific nature of this housing can make it inappropriate for some.
Eligibility is also based on financial disadvantage, currently defined as those people on
pensions or benefits with less than $20,000 in assents if single, or $32,000 for couples.
One in every four residents of the two settlements at Carrum Downs and Lara are allowed
to have assets, but people with existing property are generally not housed.
The profile of tenants in the two retirement villages is somewhat different, Lara has
significant pressure to increase the proportion of people with assets who are admitted, and
yet cannot fill the bedsitter accommodation. Carrum Downs has a higher proportion of
people with disabilities, and more pressure to provide accommodation for low-income
families. The profile of tenants in the Metropolitan area (Fitzroy and Brunswick) is
significantly different to that of the tenants on the country settlements. These tenants are
more severely disadvantaged in terms of income, disability, health and lack of family or
other supports.
1. G.K. Tucker Settlement, Carrum Downs
a) Description
The settlement, a retirement village model, takes people from a large geographic area from
as far as Wonthaggi in the east and Springvale in the north, and from Chelsea down the
Mordialloc Creek and the Momington Peninsula.
A total of 134 cottages are available, 22 are bedsitters, 104 are one-bedroom and 8 are twobedroom units. Residents may accommodate overnight visitors in their cottages, and pets are
allowed. In addition there is a fully-furnished 4-person holiday cottage available for residents’
family and friends visiting from country areas, interstate or overseas at modest rent.
The complex also includes a number of other facilities such as a shop, a chapel, halls and
community rooms for games and social activities.The Cox/Collins Court 50-bed hostel,
which includes a unit for respite care, is on the same site. In addition, 9 cottages no longer
suitable for permanent residence have been converted to community use. Childminding is
offered on the settlement site for younger families participating in the activities at the
community centres.
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The 54 acre site offers potential for future development; in particular, an eight-acre site is
being considered for a possible joint venture in family housing with the Department of
Planning and Development.
The existing cottages comprise a mix of older, renovated and newer stock. Singles pay 19%
of their pension, couples 25%, in rent, which covers maintenance and minor repairs,
replacement of fixtures and fittings, etc. The majority currently pay $43 per week rent. An
ingoing up to a maximum of $12,000 is charged to the one in four people who are not
classed as financially disadvantaged.
Painting and updating of stock used to be done on a 5-year cycle, but this has recently
changed to a 7-year cycle. The design of some of the older stock is now considered
inappropriate. Cottages are generally given a major refurbishment when new tenants move
in (25 units turned over during 1993) and the increasing cost of this is of significant concern.
Tenants may pay for renovations themselves, indeed in the early days of the settlement, some
built their own cottages and most were required to pay for any renovations. The communal
areas of the gardens are maintained by the Brotherhood, but tenants keep up their own
gardens, or pay private contractors to have these done.
There are no longer any paid staff resident on the site, but the Brotherhood pays for a
security service. Residents run the settlement themselves, through a system of elected Ward
representatives, with the Brotherhood providing core administration only.
There is a bus service three times a day into the settlement, one bus going to Dandenong and
another to Frankston. There is also a bus stop outside the settlement with a service every
half an hour. Local supermarkets and chemists, etc. deliver.
Community support services, such as District Nursing, or Home Care are available to
residents who need them. Meals-on-wheels is supplied from the settlement for the whole
Carrum Downs area. Residents are unable to access the Brotherhood’s Linkages service as
the settlement lies outside its geographic catchment area .
b) The Residents
There are currently 159 residents, 107 singles and 26 couples. Most are aged in their late
’70s and there are 130 women and 29 men. There are 50 people on the waiting list at
present. There are usually vacancies in the bedsitters, but this option is not popular, as once
housed in a bedsitter, transfer to another unit is usually only possible if a medical certificate
is obtained. People therefore prefer to wait for a one or two bedroom unit.
All residents are in receipt of government pensions, the majority on the Age Pension or
Veterans Affairs pensions. Five per cent of residents have physical or intellectual
disabilities. The vast majority are Australian or British-born, with few other ethnic groups
(two Sri Lankans and four Dutch people) represented.
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The settlement does not take people from public housing tenure, or homeowners. The
majority of residents were previously in private rental accommodation, mostly houses or
flats, with some from garages or caravans. A minority were in group living arrangements,
or living with family. Some are victims of physical, mental/emotional or financial abuse.
Two medical examinations are required for acceptance, one by the applicant’s own General
Practitioner and one by the Brotherhood’s doctor: These are to establish that the person is
capable of living independently. Seventeen women and eight men were accepted in 1993.
Attempts have been made in the past to take a larger proportion of frailer people, but this
has not been successful, as the settlement needs a mix of "younger old" to shoulder the
responsibilities involved and to support older residents. The general level of health and
frailty declines as residents age, but when there is increased turnover, as recently, the new
residents again have better health and lower levels of dependence.
The average length of stay has dropped from the early days when people used to come on
retirement at age 60 or 65 and stay for 10 or 20 years. The average now is probably about
5 years, with the longest being 29 years, and the shortest only three weeks.
In 1993 four women and two men transferred to the Cox/Collins hostel, although this is no
longer automatic for eligible residents. A shortage of beds and the transfer of assessment to
regional Aged Care Assessment Teams means that non-residents with a higher level of
functional dependency may receive priority over residents. Also last year, seven women and
one man were supported in the settlement until they died in their own homes there. There
were eight other discharges over the year.
Residents identify strongly with the Brotherhood, and run an Opportunity Shop and other
fundraisers on its behalf. Last year they raised over $10,000 and are proud of this
contribution to the Brotherhood’s work.
2. St. Laurence Park, Lara
a) Description
The park takes people mainly from the Geelong area, but there is no specific geographic
boundary. It is run in a similar way to the G.K. Tucker settlement, with a few minor
differences.
A total 86 cottages and 22 flats are available. There are 65 double cottages and 21 singles,
six one-bedroom flats for couples and 16 bedsitters for singles. As at Carrum Downs,
overnight visitors are allowed, and pets may be kept. Families from overseas have hired
caravans for longer stays in the park.
Once again, the complex includes facilities such as shop, chapels, halls and community
rooms. In addition, there is the Hume Court 57-bed hostel and Flinders Lodge 30-bed
nursing home, and the Eric Hart Day Therapy Centre.
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Rent here is also based on 19% and 25% of income, with couples paying up to a maximum
of $70.00 per week. People in the flats pay an extra $4.50 a week which covers heating and
hot water as well as rent/maintenance. Communal laundries are also available. One in four
tenants does not have to be financially disadvantaged, and may pay an ingoing up to $12,000.
Maintenance and gardening arrangements are the same as for the G.K. Tucker settlement and
the park is run on the same basis of elected members representing Wards. The Residents
Committee has good relations with staff.
Staff are no longer available on-call after hours, but residents have been recommended to
obtain push-button phones so that emergency numbers can be coded in.
There is a bus service once month to the Corio Village shopping centre in Geelong. There
are also two buses within the park, one for the use of hostel residents only. These take
residents to medical appointments, etc. and once a month there is a social trip, for example
a visit to Lome.
Community support services, including Linkages, are available to residents who need them.
Meals are supplied by the hostel kitchen for those who need them.
b) The Residents
At present there are 147 residents in the independent living units. Most are aged in their late
’70s and there are 107 women and 40 men. There are a number of couples on the waiting
list, but they are mostly existing homeowners and the policy of only allowing one in four
non-financially disadvantaged people means they may have to wait some time before gaining
access. In the meantime, some double cottages are empty and it is possible that these may
be allocated to singles in future.
All residents are on full pensions, and the majority are of Australian or English-speaking
background. The park has accommodated a small number of people with alcohol-related
problems and psychiatric disability.
The majority of residents moved here from Geelong, mostly from private rental in a house
or flat. A few have come from the Returned Services League village which has a policy that
if a veteran dies, the partner must move out.
Residents are expected to be capable of independent living, however, the existing population
is getting frailer, the majority living in the flats are receiving Home Care services. Of the
41 residents receiving home care, many of them would have been admitted to the hostel in
the early days of the park, but are now supported in the cottages and flats.
The average length of stay is 10 years or more, one resident having been there since 1959!
Turnover has increased somewhat in the last four or five years. The majority who have left,
have not in fact returned, but have been placed in hostels or nursing homes elsewhere, not
necessarily in the Brotherhood’s hostel and nursing home on site. A significant number
remain supported in their own homes in the park until they die.
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Residents here also identify with the Brotherhood and are active fundraisers on its behalf.
This sense of identity, however, is not as strong as it has been in the past.
Metropolitan
The Brotherhood’s headquarters in Fitzroy shares its site with Millott House, the Coolibah
Day Centre and the 40-bed Sumner House Hostel. The Palmer Street flats back on to the
site and the Moor Street flats are close by, also in Fitzroy. The Keble Street flats are in
Brunswick.
All these facilities have open access and are in theory available to anyone from anywhere in
Melbourne, but in practice the Fitzroy location does not appeal to many people used to more
suburban living.
Although the flats are classed as independent living accommodation, people already receiving
HACC or other community support services are accepted.
Millott House
Description
Millott house comprises a 21-bed rooming house on two floors with five bathrooms, two
sitting rooms, two kitchens, two dining rooms a pool room and shared laundry facilities.
Residents have a bedsitting room with no facilities for overnight visitors. There are no rules
against keeping pets, but no-one does.
Residents pay 33% of their pension for rent ($103 per fortnight), which includes utilities and
free laundry.
Staff are available 24 hours a day on a rotating sleepover basis, with one staff member
living-in. Staff provide day-to-day assistance with a range of domestic and personal support
tasks. Most residents use the Coolibah Day Centre, including the services of the nurse and
the welfare worker and the breakfast program, and the usual HACC support services are
available.
The Residents
All the residents are single, at present there are four women and 17 men. 19% are under 60
years, 38% are aged 61-75 and 38% are over 75.
Residents are both financially and socially disadvantaged, some have intellectual or
psychiatric disabilities, and some are victims of abuse, particularly financial abuse.
The majority have few networks, 90% were living alone before coming to Millott House
(81% from other boarding or rooming houses) and 43% have no family contact.
Few residents are from non-English-speaking background.
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People awaiting public housing have been taken from time to time as a transitionary measure,
but emergency accommodation is not provided, residents are generally housed on the basis
of medium to long term need. The average length of tenure is just over five years, and the
longest stay is 17 years.
In recent years, people coming in to Millott House have had a higher level of frailty than
in the past. The very frail are accommodated in the downstairs rooms and the more mobile
upstairs. The design of the rooming house is not appropriate for the level of frailty of some
of the residents.
Most people who leave the rooming house go into hostel, very few to nursing home. Some
are supported in the rooming house until they die. Turnover is not large, with 6 placements
made in 1993.
Palmer Street Flats - Description
These comprise a two-story block of ten single flats with a lounge/kitchen and separate
bedroom. There is a shared laundry with a dryer available, and fridges are supplied. Family
and friends can be accommodated overnight and pets are allowed.
Rent is $82.30 per fortnight, which includes heating and use of laundry facilities.
There are no live-in staff, but as with Millott House, residents have access to the Coolibah
Day Centre staff, including the nurse, and programs, with the welfare worker performing
a monitoring role. Half these residents are receiving HACC services, including the District
Nursing Service and St, Vincents home care nurse.
The Residents
Residents are all single, currently eight women and two men. Only one is under 60 years
of age, the majority being over 75. Three are from non-English-speaking background, two
Hungarians and one Turkish person.
Five residents transferred from other Brotherhood accommodation, but most come from
private or public rental in houses and flats, and a few from hostel or group housing.
Three residents are quite frail, and are housed downstairs for this reason.
The length of tenure varies from 6 months to 16 years, with an average of just over 5 years.
There is very little turnover, only one placement being made in 1993. The most usual form
of exit is to hostel.
Moor Street - Description
This is a two-storey block of six bedsitters with shared toilets and bathroom. The design is
inappropriate for older people and the upstairs rooms are consequently hard to let. Once
again, pets are allowed, but no-one has any.
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Residents pay $82.30 per fortnight rent, which includes heating and use of laundry facilities.
HACC and other community support services are available.
The Residents
50% are aged between 61 and 75 years, and 50% are over 75, equally divided between three
women and three men. All the men are from non-English-speaking background.
The residents are financially and socially disadvantaged, some have psychiatric disabilities,
and 80% have no family contact. Most come from other rooming houses.
The men form a stable population who have been there an average of ten years, but the
turnover of women is quite rapid - there were two placements in 1993. The women are
usually housed in the upstairs rooms, which is in itself a problem for those with mobility
problems.
Keble Court - Description
Keble Court is a two-storey block of 30 flats, 14 doubles and 5 singles, with one reserved
as an activities flat. All have separate lounge/kitchen with single bedrooms, the double flats
having a larger bedroom. Fridges are supplied to all flats. Family and friends can stay
overnight, and pets are allowed.
Rent is currently $82.30 per fortnight, and does not include utilities.
Residents have access to the usual HACC services, and the Brotherhood’s welfare worker
calls occasionally. The Brotherhood really only fulfills a landlord function for
the residents of Keble Court, as it is not located close to any of their other facilities or
services, and there is not a strong sense of identification with the Brotherhood .
The Residents
Most residents are in their late 60’s, with a couple of people on a disability pension in their
50’s. Previously there were predominantly over 75s, but a "new generation" has moved in
recent times. There are 16 women and 14 men, and the great majority are singles - there
only two couples at present.
There are few people from non-English-speaking background, 59% of residents are
Australian and 32% from the U.K.
Most come from private rental, 67 % were renting a house or flat prior to Keble Court. Very
few come from rooming houses, as flats do not seem to appeal to rooming house tenants.
Prior to 1991 the average length of stay was 9 years, but there was a huge turnover and
many new admissions in 1992 -1993. The majority who have left have gone into hostel,
there have been only three deaths at the flats in the last two years, one person was evicted,
and one absconded owing rent.

Page 28

Appendix 2
Housing Stress and Housing Poverty

Figure 3.1: A typology of housing need

(,Source: "Australia’s Welfare 1993, Australian Institute o f Health and Welfare, Canberra,
1993)
Housing Related Poverty
(The following is taken from "Poverty Facts, Housing & Homelessness", published as a Fact
Sheet by the Brotherhood o f St. Laurence, December 1993).
after-housing poverty - where high housing costs reduce disposable income to an
unmanageably low level."
housing poverty - the link between poverty and housing means that people on low incomes
are likely to live in poor housing.
housing stress - the Federal Government has adopted this term to describe the situation of
those households on low incomes paying over 25 per cent of their income on housing; the
assumption is that these households are placed in an economically stressful situation through
such high housing costs.

Page 29

Appendix 3

Commonwealth/State Housing Agreement
At the Commonwealth level, CSHA funding consists of a mix of tied and untied program
funds, with the States matching the untied funds, but not required to match funds for specific
purpose housing assistance programs, with the exception of the Mortgage and Rent Relief
Program. The tied funds are directed to five major program areas:
Mortgage and Rent Relief Program
Pensioner Housing Program
Aboriginal Rental Housing Program
Crisis Accommodation Program (CAP) which provides the capital
for Supported Accommodation and Assistance Program (SAAP)
initiatives
Community Housing Program
The former Project Partnership and the Local Government Community Housing Program
have now both been subsumed into the Community Housing Program.
At the State level, Victoria has also put CSHA funds into developing State-specific programs,
including:
Common Equity Rental Co-operatives
Rental Housing Co-operatives
Rooming House Program
Group House Program
Youth House Program
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Appendix 4

St. Kilda Housing Association
The St. Kilda Housing Association is another example where a community-based committee
administers a range of public housing stock in a local area. Some of the stock is owned by
the State, some by the local council, and some is jointly owned. The mix includes family
units, a new multi-storey block of older persons units, three rooming houses, and a
shared/group house. No recurrent funding is received, income comes from rents based on
20% -25% of household income.
Eligibility is based on the usual criteria for public housing, with priority based on length of
residence in the local area. This requirement has led to older people with long-term links
to the area having ready access to both the age-specific and the generic housing.
Tenants have been brought in at the earliest possible stages of planning, there are weekly
visits to each property to give access to management, and a series of regular house/block
meetings for residents. The new older persons units have been built with some two-bedroom
units to allow for live-in carer, and the next venture is a mixed block with 26 families and
22 older people on the old railway site.
The popularity of the Association’s housing is evidenced by the fact that turnover is very
low and there are 400 people on the current waiting list. Priority is now down to those with
30 years residence in the local area.
Abbeyfield
This is age-specific group rental housing for seven to ten people who share a large house
which may be purpose built, or a modified existing building or number of buildings. Each
resident has their own room, and there is a spare room for visitors.
Communal rooms are shared, and there is a resident housekeeper who does the shopping and
cooking, but does not provide a welfare support role.
The houses are administered by a local community committee of volunteers, who provide
administrative and other support to residents. Residents make their own rules and have a
great degree of independence and control . Residents are usually people eligible for public
housing, although some have been homeowners who have sold their property to move in.
Resident-funded houses have been trailed but were not a success owing to the need for a
sizeable ingoing.
The model appeals to those who are well and reasonably active, but socially isolated and
finding housework more of a burden. It offers companionship and a strong sense security
without loss of independence.
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Appendix 5

Current Housing Options for Older People

The publication "Housing Choices for Older Australians" has a comprehensive list housing
options available to older Australians (29):

1. SOLE OCCUPATION
The term "sole occupation refers to a situation where an individual or couple lives in a
dwelling which is not part of a collective housing scheme or part of an extended family. The
possible choices are:

(a)

Houses

(b)

Units

(c)

Flats

(d)

Demountable Homes (relocatable or moveable structu

(e)

Mobile Homes (homes which are located in vehicles)

(f)

Caravans

2. MOVING IN WITH FAMILY AND FRIENDS
Moving in with family and friends involves you sharing with or relying upon them for your
housing. Possible choices are:
(a)

sharing a home (yours or your family’s or friend’s)

(b)

occupying a demountable home, bungalow or flat, in your family/friend’s
property, but separate to their home

(c)

living in a garage or caravan/mobile home in the backyard of an existing home

N.B. Since this was written, dual occupancy, or the option to build a more permanent
structure on family or friend’s property has also become an option.
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3. GROUP HOUSING
Group housing is designed to accommodate more than one individual or couple at a time.
The possible choices are:
(a)

Housing Co-operatives

(b)

Boarding houses, rooming housesand private hotels

(c)

Share housing (sharing a home with people other than your family or friends)

4. AGE SPECIFIC HOUSING
Age specific housing is housing designed specifically for older people. The options are:
(a)

Retirement villages

(b)

Abbeyfield Houses

(c)

Hostels and privateaccommodation houses

N.B. Since this was written, eligibility for accommodation for hostels is now subject to an
assessment based on functional disability by a regional Aged Care Assessment Team.
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APPENDIX 6
Rooming House Residents
According to the Rooming House Review of 1992, 80 per cent of publicly-owned rooming
house stock had between 6 and 20 rooms. Only two houses were very large, one having 59
rooms and the other 95 rooms, comprising 16 per cent of the total stock. There were 28
more rooming houses "in the pipeline" in 1992, only 17 of which would have more than 17
rooms.
873 rooms, or 91 per cent of total stock are rooms for single person households. About five
per cent of these are self-contained, usually bedsitters, which may or may not have cooking
facilities. Only four per cent of rooms were suitable for two-person households. 30 of the
55 rooming houses are modified to some extent for people with disability.
Household Type
The majority of tenants are single people living alone. The snap-shot study did indicate that
10 rooms (1 %) were occupied by a tenant with at least one child.
Age and Gender
Three quarters (76%) of the tenants were men, about 700 out of a total 925 tenants. Tenants
were people of all ages, with no one age group predominating, although 35% of all tenants
were aged over 50 years and 7 % per over 70 years. Female tenants tended to be younger
than male tenants with only 18% of women aged over 50, but 40% of men aged over 50.
The age/gender breakdown as at September/October 1991 is given below:

Age of tenants

% of Total % for Female % for Male
Tenants

Tenants

Tenants

15 years or less

0.8

1.8

0.4

16 - 20 years

5.3

11.2

3.4

21 - 25

"

9.2

16.5

6.8

26 - 35

"

20.4

26.3

8.6

36 - 50

"

29.2

26.3

30.1

51-70

"

28.2

15.2

32.3

6.9

2.7

8.4

71 years or more
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Ethnicity
This particular study did not explore ethnic origin in detail. However, there was some data
collected relating to English as a first language and whether any of the tenants were
Koorie/Torres Strait Islanders.
Probably no more than five per cent of tenants had been bom overseas in a non-Englishspeaking country. Less than five per cent of tenants had some communication problems
because English was not their first language. About half this small group were women.
Less than two per cent of tenants were known to be Koori or Torres Strait Islander, and
almost all of them were men.
Disability
Over 25 per cent of tenants were people with a physical, intellectual and/or psychiatric
disability. Men and women were equally likely to have some kind of disability.
About two-thirds of the 252 tenants with a disability were known to be using medical and
community support services. Female tenants with disability were reported as more likely to
be utilising these supports (75 % of female tenants with a disability as compared to 65 % of
male tenants with a disability).
Employment Status and Poverty
About 11 per cent of tenants had some form of paid employment, ranging from casual work
to full-time and secure jobs. Of the 106 tenants in employment, 80 per cent were men.
About 90 per cent of tenants receive rent rebates. Men and women were equally likely to
pay rebated rents for their rooms.
Over 20 per cent of the tenant population were known to be using poverty-related services
such as meals, clothing centres or money vouchers. Women were more likely to be using
poverty-related services than men (25% of female tenants as compared to 18% of male
tenants)
Length of Stay
Almost half (45%) of tenants had been resident for 12 months or longer in 1991. As many
as one in four had lived in the rooming house for at least two years. At the other extreme,
only a quarter (27%) of tenants had been resident for less than three months. Female tenants
appear to stay for shorter time periods.
(Source: Department o f Planning and Development, Rooming House Review Stage 3:
Rooming House Program Tenant Population Study - The Findings, September 1992.)
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Appendix 6

Special Residential Services Residents
The 281 facilities surveyed were registered to accommodate 8144 beds of which 6331 were
occupied.
There were significant variations in the distribution of residents by Region. By far the
greatest concentration is in the Southern Metropolitan Region, where 40% of all SRS
residents live. Northern and Eastern Metropolitan Regions house a further 13% and 24%
respectively. Thus 77% of all SRS residents, or 4870 out of a total of 6331, are
concentrated in these three metropolitan regions. The balance, 23% are spread between the
rural areas and the Western Metropolitan Region.
Occupancy rates also vary from a high of 90% in the Barwon South Western Region to a low
of 72% in the Western Region. It should be noted that occupancy rates are not always
indicative of vacancy levels as the number of beds for which a facility is registered need not
equate with the number of beds that can be occupied. Proprietors may, for instance, elect
to operate a facility below the total number of beds for which it is registered by offering
single room accommodation instead of a shared bedroom, for example.
Age and Gender

No. of
Residents

ED Male
O Female
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Ethnicity
Only 8% of all residents accommodated in supported residential services were from a nonEnglish-speaking background. These residents were accommodated across all regions from
a low os 3% in Barwon South Western to 14% in the Western Metropolitan Region. Apart
from one premises which catered exclusively for residents from a non-English-speaking
background, most premises had one or two residents from a non-English-speaking
background.
Disability
About one-third of all SRS residents experience disability arising from frailty associated with
old age, with a further 12% having a degree of confusion relating to old age. The
percentage reported to have a psychiatric disability has remained relatively stable since 1987
when approximately 20% of residents were reported to have a psychiatric disability
(Ministerial Review) compared with 22% in the 1993 Survey. A further 5% of all residents
was reported to have an intellectual disability. Relatively few residents were reported to
have a physical or sensory disability outside of those directly related to old age (only 6%),
whereas about one in ten residents experience alcohol-related brain damage.
No disability 9%

N .B . N in e p e rc e n t_ o f - js id e n ts ^ a r a r e p o rte d to h a v e a n a d d itio n a l d is a b ility .
S o u rc e S R S S ervice A o arn S u rvey. H ealth & ReeiderOial S e rv ic a . H & C S. M arch 1993 .

Only 9% of residents were identified as having no disability, whose presence in SRSs
would relate more to social issues than health and care issues.
(Source: Department o f Health and Community Services, unpublished document: "Supported
Residential Services Resident Access Survey", Division o f Aged Care Services, 1994.)
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