





This meant | was on a low wage and beholden to mostly casualised and seasonal workflow, |
typically paid a large amount of my wages on rent, which then left me limited financially in terms
of what | could do, what | could buy etc. | did attempt to do a few HSC subjects at one point, but
it was hard juggling that with shift work.

| made do. When | think about that time of my life now, it seemed so easy but that was only
because there was such a stark contrast between that and what | had experienced previously. |
had a roof over my head, clothes on my back, | ate at work most days. While | never had any
cash at the end of the week, | thought | was doing okay. Being homeless was a pretty low bar to
measure something off and | now know | was still in housing stress.

In 2003, | moved to one of the peak hospitality/tourist areas in one of our capital cities for
greater work options, and it is here that | have made my home. | didn’t tell anyone | met where |
had come from for a very long time but | found a community that accepted me as who | was. |
have since been surrounded by incredible role models. As | have gotten to know them and their
families, | have watched and learned. | have modeled who | am as a person based on the
examples they have set for me.

In my mid 30’s, | got an office job with a proper salary and met the father of my children.
Unfortunately, because again, there was a pretty low bar already set in terms of how | was used
to being treated, my choice of marriage partner wasn't ideal. In_ due to
domestic violence, my children and | were left at risk of homelessness. | almost had to leave this
beautiful community which has become such a huge part of my life and who | am. My children
have grown up here, too. | had to fight the biggest fight of my life to stay here amongst this
community who are my backbone/support system,

Further, because | was left with nothing at the end of my marriage, and because | don't have the
strong fallback position of an education and career, I'm now staring down the barrel of becoming
one of the ‘Over 55’ women going into their retirement with nothing, which means | could be at
risk of homelessness yet again.

At the m my children and | moved into our current home. My housing, an
apartment privately rented, has a subsidy attached to it and it's stable. My children and | are so
happy! We're safe.

Without housing stress, my thinking is the clearest it's ever been. My body isn't carrying extreme
tension. I'm not constantly in fight/flight mode nor am | as hypervigilant as | used to be. Then
there is my intelligence. This submission is the best example | can give you of how I'm able to
use that now that I'm not in housing stress. I've been really surprised by what I'm actually
capable of,

As | look back over my life with this newfound clarity and critical thinking, | do see how different
things could have been. What went on in my childhood home and the sexual violence |
experienced were the things that derailed my life's trajectory. The lack of appropriate and
affordable long-term housing is what has prevented me from getting it back on track until
recently.






much harder? In fact, a lot of things probably didn’t get done yet you were absolutely exhausted
at the end of each day?

Can | ask you a question?

Could you be as productive or participate in your work or home life if you felt that way all day,
every day?

Therein lies the problem we need to resolve. The supply of appropriate and affordable long-term
housing is ultimately a productivity and participation issue. It is an economic issue, not just a
societal or community issue.

If we were to look at Maslow’s Hierarchy of Needs (see chart below?), we can clearly see that
the bottom two needs, which are physiological and safety needs, are both found through the
supply of appropriate and affordable long-term housing. | understand that this is a psychological
framework and has very little to do with taxation and revenue policy, but simply put, unmet basic
needs perpetuate the cycle of homelessness.

desire to become the most that one can be
Esteem

respect, self-esteem, status, recognition, strength, freedom
friendship, inti

Safetyneeds =
personal security, employment, resources, health, property

Physiological needs
air, water, food, shelter, sleep, clothing, reproduction

There has been a clear cycle:

Youth homelessness left me without an education. A lack of education left me without a career
pathway. Not having a career pathway left me more vulnerable to homelessness due to
domestic violence, specifically financial abuse. Financial abuse left me with nothing which
leaves me at risk of becoming an “Over 55’ woman going into retirement with not enough
savings or superannuation.

Now I'm not in housing stress for the first time in my life, I'm seeing what it is I'm capable of. I'm
reaching the top of Maslow’s chart, This leads me to ask some questions:

If this is what can come out of me, the ex-street kid who didn’t finish high school, what potential
are we going to unlock if we move 1 million households out of housing stress? What will we be
able to achieve if we move as many people as possible out of housing stress? What will we
realise if we have policy measures nationally in place that minimise the chances of people
experiencing housing stress in the first place?

2 https://www.simplypsychology.org/maslow.html



Economist |l has very generously spent many hours helping me better understand
the economic issues of housing affordability and supply. to this Inquiry,
provided a comprehensive explanation into the issues of inflating demand on housing and not
addressing supply appropriately. Economist at Macroeconomics
Advisory, whom I've also spent some time talking to as | have tried to understand more about
the issues, has compiled a report called Relinking Mainstream and Supported Housing in
Australia®. | have also met with from Deloitte Access
Economics to discuss the issues of homelessness and housing stress. They have provided two
reports from Deloitte Access Economics, which | will reference throughout this submission

Core Logic released data® in July 2021 that shows that nationally, rents have seen their highest
growth in over a decade. This could then lead us into another cycle in which:

Rising rents with low wage growth means more of peoples’ incomes will be eaten up by paying
rent. This means they are increasingly likely to end up in housing stress. Housing stress puts
them in fight/flight mode. Being in fight/flight mode means their productivity and participation
levels will decrease. A decrease in productivity will impact negatively on Australia's Gross
Domestic Product (GDP) at a time where it is already being impacted by decreasing productivity.

Further, |l has spoken of impact the decreasing rate of home ownership will have on
the rental market®:

“‘What we’ve got is home ownership increasingly concentrated among those 50 and over, a
significant cohort of people in their 20s and 30s who, in previous generations, would have been
able to buy their own homes, but who instead aren’t able to.”

“They are therefore forced to rent, and for longer — in some cases for the rest of their lives. They
have sufficient incomes to be able to rent in the private sector, but in so doing, they push up
rents, making life even more difficult for the cohort of Australians who, both in previous
generations and in this one, have never had any realistic aspirations to home ownership.”

As home ownership decreases and more people end up living in rental properties, the forces of
supply and demand come into play. The demand on rental properties will drive rents up, which
then leaves us at risk of more people ending up in housing stress which will then affect GDP.

The Federal Government Productivity Commission, in their 2019 report ‘Vulnerable Private
Renters - Evidence and Options’’ research paper stated:

‘The trend towards private renting in the past two decades (1994-95 to 2017-18) has been led
by households in the low and middle income quintiles (figure 2.4). An accompanying decrease
in owner—occupation explained most of the change, but the decline of public housing relative to
population growth was the more significant contributor for households in the bottom quintile.’

8 https://www.aph.gov.au/Parliamentary_Business/Committees/House/Tax_and_Revenue/Housingaffordability/Submissions

4 https://macroeconomics.com.au/wp-content/uploads/2021/07/Relinking_Mainstream_and_Supported_Housing_in_Australia.pdf
® https://www.corelogic.com.au/news/national-rents-record-highest-annual-growth-over-decade

6 https://www.brokernews.com.au/news/breaking-news/saul-eslake-on-how-australia-is-failing-first-home-buyers-278672.aspx

7 https:/lwww.pc.gov.au/research/completed/renters/private-renters.pdf












accessibility of travel, at present, almost 50% of people aged between 18 and 24 are still living
with one or both parents’

4. Where to from here?
The areas | would like to speak to are below:

a. That Federal Cabinet adopt a National Housing Strategy with an integrated
Homelessness Plan including a Youth Homelessness strategy

| understand completely that the Australian Constitution limits what the Commonwealth
Government can do in relation to this issue, as housing is, by statute, a State and Territory
responsibility, with Local Governments generally controlling planning outcomes. Itis a
complicated matrix that basically means the Federal Government is left to use its funding levers
to deal with Housing and Homelessness matters through the Partnership Agreements.

There are others far better placed than | to speak to deeper policy positions. It's my role to
simply connect the data and policy with the human side of the issues. As such, the Community
Housing Industry Association (CHIA), in their submission™ to this Inquiry, provides more detail
on this and other policy positions. Further, National Shelter has a comprehensive Policy
document'® that can also be referenced for more information.

With the view of achieving greater economic efficiency, however, | see that having all levels of
Government moving in a uniform, strategic and cohesive way will achieve that goal because
there is one framework that operates across every jurisdiction. It would prevent duplication and
provide considerable cost savings to the Government. A plan such as this could be
implemented through City Deals'® where the specifics of how a certain area implements the
framework relative to the needs of the area, however, there is an overarching goal and strategy
that every City Deal is working towards.

To assist with the implementation Deloitte Access Economics, in their report ‘A practical guide to
understanding social costs’" have shared tools that can be used from the Federal Government

right through to a social service provider ‘to better plan, measure and learn more about the cost
of social issues and of achieving defined social impact''®,

However, specifically related to this Inquiry and to Government revenue;

‘For Governments at all levels, it offers different tools for considering where costs fall in the
system and how to connect this to more efficient and effective funding approaches as well as
encouragement to bring greater visibility to cost data they hold.”®

Further, on page 8:
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https://www.communityhousing.com.au/wp-content/uploads/2021/09/2021-CHIA-Response-Inquiry-into-housing-affordability-and-su
pply-13092021.pdf?x91737

'S https://shelter.org.au/site/wp-content/uploads/National-Shelter-Policy-Positions-FINAL-3.pdf

"6 https://iwww.infrastructure.gov.au/cities/city-deals/

7 https://www2.deloitte.com/au/en/pages/economics/articles/practical-guide-understanding-social-costs.html

18 Page 3 https://www2.deloitte.com/au/en/pages/economics/articles/practical-guide-understanding-social-costs.html






to achieve. They will have what | didn’'t have but my peers had that enabled them to achieve
what | wasn’t able to achieve.

c. Incorporation of the current Social/Public Housing model into the Affordable
Housing model.

Moving into the area I live in changed my entire life. Had | lived in a dwelling in a previous social
housing model where | would have been surrounded by people who were from similar
disadvantaged backgrounds to me, | would not have had the incredible role models I've had. |
wouldn't have been surrounded by people who inspired me to be like them in a positive way. I'm
living proof of how well this type of integrated housing can work.

Community support is crucial to the development of any affordable dwelling, however, the
stigma that has been attached to previous social housing models is a deterrent for any
community to be welcoming of these types of dwellings being constructed in their
neighbourhood. We will always have a need for them but even the Government's hands are tied
when it comes to what the residents of a community want.

This is why | believe it is time we rebrand that type of housing and incorporate it into the
Affordable Housing model. Having an intermix of Affordable and Social housing into the one
development through a ‘salt and pepper mix' of mixing social/affordable housing units amongst
market rate units is one very feasible option. No one is able to tell which unit is social/affordable
and which unit is not. This differs from older models where entire developments were built with
100% social/affordable housing.

Because these developments would be intermixed, we would then be presented with an
opportunity to have a rebrand. By doing so, we can come close to mitigating the pushback from
a community to the type of housing that we want to build. The even better part is we are highly
likely to see more people who will be inspired by those they live amongst like | have been. As |
have said, my life has changed the most dramatically because I've been able to live in a
community full of people | can model my life on.

d. That Government optimise the current opportunity it has to unlock Private Sector
investment into Affordable Housing

At this current point in time, certain parts of the private sector have been engaged in feasibility
studies to determine whether or not there is potential for a ROl into Affordable housing. They
have found that this type of Investment is feasible if there is Government co-investment. This
presents the Government with an opportunity it has not been afforded before and that is for
them to not have to foot the bill to fund this type of housing in its entirety.

The work done by multiple parties but most notably, _Relinking
Mainstream and Supported Housing?' report, provides the Government with a comprehensive

roadmap, options and most importantly, advice regarding funding options. However, these
options will only work when there is this credible Government co-investment in perpetuity. The
key point, though, is that the burden of responsibility is not just left to the Government. There
are options to unlock Private Sector investment, which is something the Government hasn’t had
available to them previously. Until now, the burden of responsibility was solely on the
Government.

2 https://macroeconomics.com.au/wp-content/uploads/2021/07/Relinking_Mainstream_and_Supported_Housing_in_Australia.pdf






| believe now is the time for action. Whilst others?? might call for further Inquiries, | say enough is
enough. No more. We don’t need another Inquiry or Royal Commission. Here is a list of some of
the Inquiries that have taken place on the issues of Housing Affordability and Supply:

e Menzies Research Centre: Prime Ministerial Taskforce on Home Ownership in
2003;

e Productivity Commission’s First Home Ownership Report in 2004;

e A Good House is Hard to Find Report from the Senate Select Committee on
Housing Affordability in Australia in 2008;

e Western Australia’s Affordable Housing Strategy 2010-2020;

e National Housing Supply Council (NHSC) State of Supply reports, specifically
2008, 2010, 2011, 2012, 2013 and onwards;

e Senate Inquiry into Affordable Housing, 2014-2015; and

e Parliamentary Inquiry into Home Ownership 2015.

Further to these Inquiries, here is a list of Federal Government Inquiries, housing and
homelessness advocates have made submissions to over the last four years.

e 2017 NHHA Review process which had submissions: Economics Legislation
Committee Review of the Provisions of the Treasury Laws Amendment
(National Housing and Homelessness Agreement) Bill

e 2017/18 Productivity Commission Inquiry into Human Services - this included 4
processes and submissions also covering Commonwealth Rent Assistance

e 2018 Close the Gap Refresh

e 2018 Treasury Laws Amendment (Improving the Energy Efficiency of Rental
Properties) Act 2018

e 2018 National Housing Finance and Investment Corporation Bill 2018
Exposure Draft

e 2019 Infrastructure Australia Audit and National Plan

e 2020 The House of Representatives Standing Committee on Social Policy and
Legal Affairs Inquiry into and Report on Homelessness in Australia.

Whilst far from exhaustive, these two lists serve to illustrate the cycle we have been in with no
shift in long term policy. To me, it just seems to have added even more economic inefficiency to
issues that show such economic inefficiency already. We will just be ‘kicking the can’ down the
road again if we don’t act on the findings from this Inquiry.

As such, | categorically refute any call for further Inquiries into these issues.

| have the right to refute these calls because of my role as a witnhess at_
I Tt took place over [years ago and there are still

44,000 young people who are homeless every night here in Australia.

I . o then, almost everyone was using hard

drugs like speed and heroin. Often, they would ‘free base’, which was shooting speed into one
arm and heroin into the other at the same time. Most users were prostituting to support their
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https://www.smh.com.au/business/the-economy/we-need-a-top-level-inquiry-into-runaway-home-prices-and-ken-henry-s-up-for-it-20
210802-p58f63.html






4.

5.

That National Cabinet adopt a National Housing Strategy with an integrated
Homelessness Plan

That a more targeted focus on Youth Homelessness be taken to ensure optimal
outcomes than | have had

Incorporation of the current Social/Public Housing model into the Affordable Housing
model.

That Government optimise the current opportunity it has to unlock Private Sector
investment into Affordable Housing

That a National Framework for Mandatory Inclusionary Zoning be established

In laying my life bare like this, | hope | have connected the dots on this issue. I'm no economist
but | can clearly see the economic benefits of making these changes far exceeds the costs,
when looked at through the lens of a patient investor.

If this submission is what the ex street kid who didn’t finish high school can put together after
not being in housing stress for the first time in her life, then what are we going to unlock if we
move millions of households out of housing stress here in Australia? Imagine that potential

Now is the time to act.





