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Executive summary   

Introduction  

Australia is experiencing a housing crisis of affordability and supply (MacLaren et al., 2016; Yates, 2016). 

The National Rental Affordability Scheme (NRAS) began in 2008 as an initiative by the Australian 

government to respond to this crisis, aimed at increasing the supply of affordable rental housing for 

low to middle-income earners by offering subsidies to investors who built new properties rented at 

75-80% of market value over a 10-year period (Rowley et al., 2016). Some NRAS properties are now 

close to reaching their 10-year life span, and NRAS will be discontinued.   

This research project, conducted in collaboration with NRAS housing providers, the National 

Affordable Housing Consortium (NAHC), examined the housing pathways and future housing 

aspirations of NRAS tenants as the scheme draws to a close.  

Research aims and methods 

The research aims to assist NAHC in understanding the drivers behind their tenants’ tenure choice and 

constraints, and inform NAHC investment projects and government policy.  

Our overarching research question is: What are the housing pathways of NRAS tenants?  

This is supported by the following sub research questions:  

• What are the recent housing histories of NRAS tenants?  

• Has NRAS assisted tenants in accessing affordable housing?  

• Has NRAS assisted tenants in accessing appropriate housing?  

• What are the housing aspirations of NRAS tenants as NRAS draws to an end?  

• In what ways has NRAS aided tenants in pursuing their housing aspirations?  

• What barriers exist for tenants in fulfilling their housing aspirations post-NRAS? 

 
This research was conducted via a survey of 442 NRAS tenants across Australia. Questions covered 

past, present and future housing experiences, allowing us to gain an understanding of the housing 

pathways of respondents.  

Key findings 

The key findings of our research are as follows: 

• Most respondents’ housing pathways into NRAS were through private rental, and NRAS has 
aided them in securing affordable and appropriate housing. 
 

• A notable proportion of respondents were uncertain of their housing futures; for most 
respondents housing affordability is their primary concern shaping future housing aspirations. 
 

• Over half of respondents receive an annual household income below $40,001. These 
respondents fall within the bottom two quintiles for annual incomes in Australia and are more 
likely to experience housing stress. 
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• While 27% of respondents saw themselves owning a home with a mortgage in 5 years’ time, 
over 31% envisaged themselves as living either in private rental or social and community 
housing.  
 

These findings signify the importance of the provision of affordable properties within Australia, and 

future housing policy oriented toward facilitating the supply of affordable rental properties. 
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Introduction  

Australia has “a deep and sustained [housing] affordability problem that is amongst the worst in the 

developed world” (Earl, Roca, Liu, Imali and Johnson, 2017, p. 2). In densely populated areas such as 

South East Queensland, rapid population growth continues to outstrip housing development 

(Australian Bureau of Statistics, 2018). This results in significantly higher housing costs, lower 

availability, and decreasing homeownership (Voith and Wachter, 2009). On an individual level, this 

means less housing stability and security, and increased anxiety over housing situations (Colic-Peisker 

and Johnson, 2010). Government initiatives have broadly focused on demand-side policies such as rent 

assistance and first home buyers’ grants aimed at reducing demand pressures on the market (Rowley 

et al., 2016). Yates (2016) attributes Australia’s housing affordability crisis to a lack of policy measures 

designed to stimulate the supply of affordable housing. 

In response, the National Rental Affordability Scheme (NRAS) was introduced in 2008. NRAS was 

designed to facilitate the supply of affordable rental properties for those unable to access the owner-

occupier market, and to help others to afford market rents in appropriate locations (Rowley et al., 

2016). Low to middle-income earners are eligible for NRAS, with annual income limits being dependent 

on household composition (Department of Social Services, 2018). This scheme has supplied around 

35,000 rental properties across Australia at 75-80% of market rent, lasting for a maximum of 10 years 

(Rowley et al., 2016). As this scheme began in 2008, many properties are now close to their end date. 

The National Affordable Housing Consortium (NAHC) facilitate affordable and sustainable housing 

outcomes and manage approximately 3,500 NRAS tenancies. The 2018 Australian Federal budget 

indicated that there will be no scheme to replace NRAS (Australian Federal Government, 2018). 

Therefore, those facing housing affordability issues will have little to no support unless other measures 

are introduced (Viforj, 2018). With NRAS ending, NAHC have an interest in better understanding the 

housing pathways of their tenants. This includes their tenure prior to NRAS, their experiences and 

levels of housing satisfaction under NRAS, and future accommodation options post NRAS.   

This research will assist NAHC in understanding the drivers behind their tenants’ tenure choice and 

constraints.  It will also aid NAHC in informing investment projects and government policy and assist 

in the creation of future initiatives targeting housing affordability for low to middle-income earners in 

the rental market.  

With these aims in mind, this research will answer the following overarching research question: What 

are the housing pathways of NRAS tenants? 
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Further, sub-questions include: 

● What are the recent housing histories of NRAS tenants?  

● Has NRAS assisted tenants in accessing affordable housing? 

● Has NRAS assisted tenants in accessing appropriate housing? 

● What are the housing aspirations of NRAS tenants as the NRAS scheme draws to an end? 

● In what ways has NRAS aided tenants in pursuing their housing aspirations? 

● What barriers exist for tenants in fulfilling their housing aspirations post-NRAS? 
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Literature review  

This study draws on literature relating to housing security, housing affordability, housing pathways 

and housing aspirations. It also includes research on private rental patterns in Australia, housing 

supply and policy developments that impact choices available to low to middle-income earners in the 

private rental sector (PRS) and influence their housing pathways over the life-course.   

The key concepts outlined in the literature and used to inform our research include housing 

affordability and housing security. Also guiding our research are the concepts of housing 

pathways and housing aspirations. For our purpose, housing pathways refer to the routes individuals 

take over time in their housing experience (Clapham, 2005). The housing pathways of NRAS tenants 

will be analysed from their past to the present and their future housing aspirations. Following 

Crawford and McKee (2018), we conceptualise aspirations to be realistically achievable options, as 

opposed to an unrealisable dream. 

Housing Security  

Literature on security of the home exposes the relationship between the physicality of a house and its 

psycho-social aspects that relate to sense of home (Easthope, 2004; Gurney, 1997; Somerville, 1992, 

cited in Hulse and Milligan, 2014). The sense of ongoing reliability experienced through housing is 

known as ontological security (Laing, 1965; Giddens, 1984, 1990, 1991). Colic‐Peisker and Johnson 

(2010, p. 353) explain that the home is the “site through which ontological security is obtained and 

maintained”. As a result, renters may lack individual autonomy and a sense of belonging to a 

community. They further explain that the pathway from renting into homeownership has long been 

considered the desirable choice in acquiring ontological security (Colic-Peisker and Johnson, 2010). 

Colic‐Peisker and Johnson (2010) argue that ontological security is typically considered attainable 

through home ownership, while others recommend security of tenure (Hiscock, Kearns, 

Macintyre and Ellaway, 2001). Research by Morris et al. (2017) shows renters’ anxiety is heightened 

by the absence of de jure security and argue for the enhancement of legislated rights for renters in the 

PRS. They find that ontological security is attainable in ways other than ownership, thus allowing an 

increased sense of autonomy for individuals over their housing pathways. These aspects convey how 

housing security, in Australia’s current context, can constrain the housing pathways of individuals.   

Housing affordability  

Scholars have noted   there is  an insufficient supply of affordable housing in Australia and this mostly 

affects those on lower incomes (Wood and Ong, 2017; Yates, 2017). Wetzstein (2017), consistent 

with Perry (2015) and Pittini (2012), points to the fact that household expenses are rising faster than 
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wages in urban centres worldwide. The expectation is that quality of housing will worsen for low 

income earners as other expenses such as healthcare, food, and education consume the majority of 

household incomes (Wetzstein, 2017). Tomaszewski et al. (2017) see housing unaffordability in 

Western countries as impacting upon the values and aspirations of the next generation, suggesting an 

increasing dependence on the parental home for young adults, including those with 

children. Wood and Ong (2017; 2012) and Koppe (2016) note an emerging ‘new housing precariat’ in 

Australia, sitting on the margins, and unable to afford home ownership or access private rental due to 

a lack of housing affordability and supply. Low income earners who are unable to increase their 

household income will require housing assistance (Parkinson, James and Liu, 2018). One mechanism 

to provide housing assistance to low income earners is to provide subsidised rent in the private rental 

market. Our research aims to contribute to the literature on how rent subsidised below market value 

aids in housing affordability for low income earners.  

Rise of the private rental sector  

The rise of the Australian PRS is consistently noted in the literature (Pawson, Hulse and Morris, 2017; 

Wood and Ong, 2017).  Wood and Ong (2017) attribute this rise to an appeal to young renters and 

close proximity to amenities, that, along with lack of affordability, is considered in this study of NRAS 

tenants’ housing pathways. Lower and middle-income earners increasingly meet their housing needs 

in the PRS, traditionally a transitional tenure for young people into home ownership (Yates, 2016). 

Moreover, the PRS is an ongoing, if not permanent housing option for those with lower incomes (Burke, 

Stone and Ralston 2014; Campbell, Parkinson and Wood 2013; 2014; Parkinson, James, and Liu, 2018; 

Stone et al. 2013).  Our research may assist in understanding how NRAS has fulfilled its role in providing 

affordable housing in the PRS.  

Home ownership  

According to Hulse and Burke (2008), home ownership was once the ‘Great Australian Dream’ and the 

normative Australian aspiration (Kemeny, 1983; Paris, 1993). A common theme in the literature is that 

home ownership is no longer an attainable aspiration for all Australians due to a lack of affordability 

(Wood and Ong, 2017).  Hulse et al. (2017) found that earning potential, age, disability, education, 

and long-term tenures impact the likelihood of achieving home ownership.  Lower-income earners are 

not only directly affected by issues of affordability, but their aspirations of homeownership also are 

diminished. According to Yates (2016), middle-income earners lower their housing aspirations to less 

suitable and lower-priced dwellings, which then limits lower-income earners’ options and 

proportionally lower rates of home ownership overall. A decline in homeownership, especially in the 
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age groups 25-34 and 35-44 years, impacts the PRS and the availability of affordable housing stock in 

Australia (Reserve Bank of Australia, 2015; Yates and Bradbury, 2010; Yates, 2016). The PRS becomes 

saturated with low to middle-income earners who cannot afford to move into private homeownership.  

Policy   

A common theme identified among housing scholars is that increased private renting and decreased 

home ownership conflicts with well-established housing policy aims (Forrest and Hirayama, 2015; 

Morris, 2016; Yates, 2011). For example, the Australian welfare system is premised on debt-free home 

ownership in the retirement years to avoid poverty in old age (MacLaren et al, 2016). Housing prices 

impact an aging population causing increased reliance on the Commonwealth Government for 

financial support in the future (MacLaren et al., 2016).  Moreover, those on low incomes, including the 

Age Pension, have insufficient income to afford rent unless properties are subsidised (RBA, 2015; 

Cardwell and Ryan, 2017; Randolph et al, 2018). Yates (2016) suggests that policies to address these 

issues must be multifaceted, with a focus on housing supply to respond to the complexities of rental 

demand. Aside from NRAS there are very few built-to-rent properties (Hulse and Yates, 2017). Rowley 

et al. (2016) affirm that a replacement to NRAS is warranted. 
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Statement of Methods  

This study adopted a quantitative approach. With a sampling frame of 3,500 NRAS tenants residing in 

NAHC managed dwellings, a survey was determined as the most effective instrument to gain a 

comprehensive understanding of tenants’ views on their housing experiences and housing aspirations 

(Walter, 2006).  The following section outlines the research design of this study, including the survey 

materials and instruments used, our measurement of key concepts, along with the analytic strategy 

used to undertake our research. The ethical considerations and limitations for this research are also 

discussed.  

Survey Materials and Instruments  

A survey provides the tools to present clear patterns in the data, by only measuring the variables in 

which we are interested (Neuman, 2014). Questionnaires, as part of the survey method, are a highly 

structured way to obtain information (De Vaus, 2014). Our questionnaire was administered through 

the online survey platform ‘Survey Monkey’, with a website link distributed by NAHC via email to NRAS 

tenants under their management (see Appendix 1). An individual leaseholder of the household was 

the respondent to our survey and the unit of analysis (De Vaus, 2014).  To ensure an equal distribution 

of respondents per household, only one leaseholder per household was requested to respond as 

indicated on the participant information sheet (See Appendix 1).  

Our interest in housing pathways implies the need to temporally map people’s experiences and 

attitudes towards housing across the past, present and future. To capture this, the survey was divided 

into four sections, one for each of these three time periods, and the fourth relating to demographics 

(see Appendix 1). Survey responses related to these concepts allowed us to undertake analysis to 

discern the factors that influence housing pathways and housing aspirations of respondents (Walter, 

2006). 

Measurement of Key Concepts  

Key concepts were measured based on prior literature and as they pertain to the purpose of this study. 

Operationalising our concepts into a questionnaire allowed us to construct a clear and concise set of 

questions that ensure responses are relevant and reliable, and answered according to their intended 

meanings. Our questionnaire was constructed to measure participants’ attitudes, experiences and 

perceptions of housing affordability and housing security over time.  

Affordability is an individual measure of whether the respondent views the NRAS subsidised rent as 

affordable or unaffordable. It encompasses respondents’ ability to save money and be able to afford 
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other expenses such as bills or activities, that reduces housing stress. Aspirations encompasses a 

clearly defined housing goal stated by the respondent and in turn, whether NRAS has contributed to 

meeting this goal. Security captures the sense of ontological and financial security as a result of the 

subsidised scheme, measured by asking respondents about the affordability of their current dwelling, 

and whether they are satisfied with the house provided and if it suits their needs. Housing quality 

relates to the respondents’ view on the quality of the property (notably the size and location of the 

home and its accessibility to services and amenities) and the quality of the service provided by NRAS. 

Research Design 

Our sampling strategy involved the selection of a subset of the population of NRAS tenants – those 

whose dwellings are managed by NAHC. NAHC management reaches across Queensland, New South 

Wales, and Victoria; therefore, these are the states included in our sample. We used an online 

questionnaire which was distributed to the tenants by NAHC via email.  We invited all 3,500 members 

of this subset to participate in this research. We received 564 questionnaire responses, however 122 

responses had incomplete data and were excluded, leaving 442 responses for analysis. A demographic 

profile of the tenants is provided below.  

Analytic strategy   

For analysis, we used the statistical software package Stata/IC 14. Data were assessed for errors, 

outliers, missing observations and other abnormalities before commencing our analysis. We used 

univariate techniques in the form of frequency distributions to gain an understanding of our data, 

including identification of any patterns or relationships between variables of interest. Following this, 

we conducted bivariate analyses using Pearson’s chi-square test to assess whether there is a significant 

relationship between variables of interest1.  We used this form of hypothesis testing as chi-square is a 

non-parametric test suitable for use with non-random samples and categorical variables. Most of our 

variables were coded as such. We applied confidence intervals of 95%, meaning a statistically 

significant relationship would be noted with a p value of <0.05, with 95% confidence that a significant 

relationship will be present in the overall population of NRAS tenants. This is the standard probability 

level adopted by researchers and minimises the risk of finding results in error (Agresti, Franklin and 

Klingenberg, 2018).  

                                                           
1 Pearson’s chi-square test is a statistical test that allows the researcher to judge how likely it is that differences 
among different groups (categories) have occurred by chance. The lower the likelihood of a relationship 
occurring by chance (stated as a ‘p value’), the greater the stated level of confidence that the relationship is 
statistically significant. 
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To answer our research question on housing aspirations, we also undertook a thematic qualitative 

analysis of a single open-ended question: “In what ways has your current NRAS tenancy helped or not 

helped in achieving your housing goals?”. Themes explored through this analysis relate to our key 

concepts.  

Ethical Consideration 

There were several ethical considerations associated with this project. While participation in our study 

presented a low risk of harm to participants, there was a potential for anxiety over their housing 

situations. This was addressed by ensuring the survey instrument did not explicitly state that NRAS 

was soon ending.  

Second, a person’s consent to participate in research should not be a result of coercion (Panter and 

Sterber, 2012; Neuman, 2014). To meet this ethical standard, a participant information sheet was 

provided to inform potential participants of the nature and purpose of this study and to inform them 

of their rights in relation to their participation. Respondents were asked to indicate their consent, after 

reading the participation information sheet provided, by clicking yes to a question embedded in the 

beginning of online survey, if they clicked no they were unable to proceed to the survey.  Moreover, 

to ensure respondents remain informed about how their information has been utilised, a feedback 

summary sheet has been created for distribution, seen in Appendix 3.  

Third, respondents’ anonymity is especially important in survey research and requires a strategy of de-

identification (Babbie, 2014). We ensured IP addresses and personal details of respondents were not 

stored, aside from the demographic questions. This reassures respondents of confidentiality 

particularly when asked potentially difficult and uncomfortable questions regarding income and 

housing experiences. Further, collected data stored on a computer required a password and was only 

accessible by our research group and not NAHC, to avoid a conflict of interest. Any data we may 

provide to NAHC will be de-identified and aggregated as necessary to preserve the anonymity of 

respondents and integrity of the data. 

Limitations  

Our decision to use the NAHC subset of the entire NRAS tenant population has restricted the basis to 

which we can generalise our data. The 442 survey responses are a subset of the 3,500 NRAS dwellings 

provided by NAHC, which in turn is a subset of the 35,000 NRAS dwellings across Australia. As a result, 

our sample makes up only 1.26% of the NRAS tenant population. Lack of knowledge of localities and 

management from other providers, along with general differences among localities, demographics and 
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management have implications for representativeness of our sample and must be borne in mind when 

making claims based on our research sample.  

Findings 

This section outlines our findings, including a demographic profile of respondents, their housing 

histories, present housing experiences, and future plans related to housing aspirations 

Demographics 

It is useful to understand the demographic characteristics of the respondents. Some key findings are 

outlined below.  

• Over three quarters of the respondents are female (75.5%). Males made up 24.3% of 

respondents and one respondent identified as ‘other’ (0.2%).  

• 3% of respondents are of Aboriginal or Torres Strait Islander descent.  

• 94% of respondents speak English at home. For the 6% of respondents who speak a language 

other than English at home, no more than two respondents spoke the same language. 

•  22.7% of respondents were born outside of Australia.  

• Overall, 73.6% of respondents live with children. Of these, 56.4% live in one-child households 

and 39.1% in two-child households. 

• 56.4% of respondents reported living in a one-adult household. Of these, 71.2% live with 

children. 39.2% of respondents live in a two-adult household. 

• Close to half (46.5%) of respondents were in either in the 25 to 34-year age group (25.9%) or 

were aged 65 years and over (20.6%) (refer to Figure 1 for a graph showing the distribution of 

respondents’ ages).  

 
Figure 1. Age of Respondents (n=441) 
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Just over one-half of all respondents have annual household incomes below $40,001. Of the one-adult 

households, 67% have an annual income of below $40,001 (compared to 37.5% of two-adult 

households and 50% of three-adult households). A very small proportion of respondents receive 

incomes of $10,000 or less (1.8%), or incomes over $60,000 per annum (4.6%). For respondents 

earning over $60,000, 80% are in 2 or more adult households, and 70% of single adult households in 

this income range report living with children. NRAS allows for increased income eligibility for 

households with more than one adult and single parent households, which explains the small 

percentage of our respondents who reported having higher household annual incomes, seen in Figure 

2.  Approximately 70% of respondents receive rent assistance, meaning they receive some form of 

government income assistance.  

 
Figure 2. Income of Respondents (n=398) 

 

Figure 3 shows that almost one-half of respondents (47.6%) live in a single detached house. The next 

most common types of dwelling include flats or apartments (19.8%).  

 
Figure 3. Types of Dwellings Respondents Live In (n=435) 
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Housing Histories 

Respondents’ previous tenure was predominantly in private rental (90.7%). This was reflected across 

gender and all income and age ranges.  

As seen in Table 1, most respondents had been in their previous dwelling less than five years, with 34% 

having lived in their previous dwelling for between 1 and 2 years. The proportion of younger 

respondents was notably higher in this category (66.7% of respondents aged 18-24). Respondents 

aged 65 years and over were more likely to have stayed in their previous dwelling for a longer period 

(18.9% for ‘more than 8 years’). Male respondents stayed longer in their previous dwelling than female 

respondents. 

 

We found that 29.8% of respondents stated it was occasionally difficult to afford rent in their previous 

dwelling. Additionally, 12% of respondents indicated it was always difficult to afford rent. As seen in 

Figure 4 below, 42.3% of respondents were spending between one-third and one-half of their weekly 

income on rent/mortgage in their previous dwelling.  
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Figure 4. Proportion of Income Spent on Rent/Mortgage (n=381) 

 

Those with annual incomes below $20,000 were most likely to have spent more than one-half their 

income on rent/mortgage (refer to Table 2). Males spent a lower proportion of their income on 

rent/mortgage than female respondents. A possible explanation may be that that males more 

commonly earn incomes over $50,000 (28%, compared to 23% of females). However, it is important 

to note that in other income categories males and female respondents generally receive similar annual 

incomes 
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Table 3 shows that most respondents found it at least moderately easy to get from their pervious 

dwelling to employment, education or training, and health services. Around 15% of respondents found 

access to each category not very easy or not at all easy. 

 

When asked about their reasons for moving, the most common responses were ‘Rent/mortgage too 

expensive’ (28%) and ‘major life event’ (27%). The least common response given by respondents for 

moving were due to ‘tenancy terminated’ (2.7%) and ‘health issues’ (1.6%)2.   

                                                           
2 Multiple responses were allowed for this question and therefore percentages reported do not add to 100. 
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Present Housing Experiences 

The survey also asked respondents about their experiences in their current housing. When asked “do 

you find your current dwelling affordable for you?”, the majority of respondents (89%) responded ‘yes’. 

When asked whether the subsidised NRAS rent aided in affordability, 91% responded ‘yes’.  

A chi-square test indicates that the relationship between annual household income and difficulty 

affording rent is significant, (p value <0.5). We are 95% confidence that this relationship is present in 

the overall population of NRAS tenants. See Appendix 2. 

For respondents, the level of difficulty in affording rent has improved since they moved into their NRAS 

dwellings. As seen in Figure 5, the most common response changed from ‘occasionally difficult’ when 

asked about past dwelling (41.3%), to ‘never difficult’ (50.1%) when asked about their present dwelling. 

 
Figure 5. How Difficult Has It Been for You to Afford Rent? (n=435) 

 

Most respondents spend ‘between a quarter and a third’ (37.6%) of their income on rent. The majority 

of respondents (70%) reported spending one-half or less of their income on rent. The most common 

income proportion spent on rent is consistent among age groups apart from those aged 65 years or 

older, who most commonly spend ‘between a third and a half’ (40.5%). 

When asked if they were satisfied with the physical quality of their current dwelling, the majority of 

respondents (93%) reported being satisfied (67% very satisfied; 26.5% satisfied). Only 2.3% of 

respondents reported being either dissatisfied or very dissatisfied. 

Table 4 outlines respondents’ satisfaction regarding the provision of housing services, maintenance, 

and the condition of their NRAS property. Notably, the most common response for each category is 
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‘very satisfied’. This is maintained across age, gender, ethnicity (measured by language and place of 

birth), and income categories. 

 

Table 5 shows that most respondents find it at least moderately easy to get from their dwelling to 

employment, education or training, and health services. For each category less than 10% of people 

found it ‘not very easy’ or ‘not at all easy’.  

 

Looking Forward 

The survey also asked respondents about their future housing plans. Figure 6 shows how time 

influences respondents’ future housing aspirations. For respondents who saw themselves living in 

private rental in 2-3 years’ time, over one-half (52%) saw themselves continuing to live in that sector 

5 years from now. Looking 2-3 years from now, 15.7% of respondents saw themselves ‘owning a home 

with a mortgage’ whereas 27.9% saw this as a possibility by 5 years from now.  
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Figure 6. Respondents’ Future Housing Arrangements (n=432) 
 

In 2 to 3 years, among those aged 18-24, 44.5% see themselves renting privately. This age group are 

much more likely to see themselves, in 5 years, owning a home with a mortgage (57.7%). Interestingly, 

just over one-quarter of respondents are unsure where they see themselves in 2 to 3 years and in 5 

years.  

In five years:   

• Of people ‘not sure’ of their future housing aspirations, 54% receive government pensions as 

an income source and 40% receive wages/salaries.  

• The age group that most commonly see themselves in social housing are those who are 65 

years or older (38.4%), while the 35-44 age group most commonly see themselves in private 

rental (31.3%).  

• Two-adult households more commonly see themselves owning a home with a mortgage 

(36%). 

• Of the 79.4% of respondents who found NRAS ‘very’ or ‘somewhat’ helpful in achieving their 

housing goals, 26.5% see themselves owning a home with a mortgage, 22.5% see themselves 

in private rental, and 24.8% are not sure where they see themselves.  

• Of the 4.3% of respondents who found NRAS either ‘not very helpful’ or ‘not helpful at all’, 

33.3% see themselves owning a home with a mortgage (16.7% ‘private rental; 27.8% ‘not 

sure’). 

In Figure 7 and Figure 8, income and future housing aspirations are compared. We performed a chi 

square test and found a statistically significant relationship between income levels and where 
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respondents see themselves living in two to three years, and in five years (p value <0.5) (see Appendix 

2).  

 
Figure 7. Annual Income and Future Housing Arrangements 2-3 Years From Now (n=388) 

 

 
Figure 8. Annual Income and Future Housing Arrangements 5 Years From Now (n=390) 

 

Figure 9 shows how time influences respondents’ future financial situation. In two to three years, 31.1% 

of respondents felt their finances would improve, and 5 years from now 41% saw a sense of 

improvement in their finances.  
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Figure 9. Respondents' Future Financial Situation (n=442) 

 

When asked when respondents would next move, the most common answer was ‘not sure’, at 38%. 

However, 23.7% respondents saw themselves moving in the next 2 to 5 years. Just over 9% of 

respondents saw themselves staying in NRAS for ‘at least another 8 years’. 

When asked what would prompt respondents to move out of their current dwelling, the most common 

response was ‘sale of property’ (16.2%), 13% responded ‘lease ended’ and 13.9% responded ‘desire 

to live in another location’. 

When asked what would prevent tenants moving from their dwelling, the most likely reason was ‘rents 

too high elsewhere’ (24.4%), with 13% saying that their ‘current dwelling is satisfactory’. Also, 

respondents mentioned a range of reasons related to finance and affordability:  

• 11.3% cited ‘difficulty saving deposit for house purchase’  

• 10.4% reported a ‘poor location where affordable’ as a deterrent to moving 

• 10.2% were ‘not able to get finance for house purchase’. 

• Only 4.8% of respondents felt ‘nothing’ would prevent them from moving.  

Analysis of the open-ended question “how has NRAS helped you achieve your housing goals?”  shows 

the most common responses were related to affordability (33%). Furthermore, 18.9% of respondents 

felt a mixture of affordability and housing quality, provided through NRAS, helped them achieve their 

housing goal. Interestingly, only 3.5% of respondents felt NRAS was not affordable, provided poor 

quality of housing, or a combination of both. Out of 335 responses, 2 respondents felt NRAS aided 

them in achieving their housing aspiration. 
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Discussion 

This research aimed to explore the housing pathways of NRAS tenants, including the routes they took 

into their NRAS tenancy, their current experiences as NRAS tenants, and their future housing 

aspirations and barriers to achieving their housing goals.  

The predominant route into NRAS was via private rental, and this was maintained across income, age 

and gender categories. Our findings show that the cost of rent or mortgage being unaffordable was 

the predominant reason prompting respondents’ pathways into NRAS housing, followed by a ‘major 

life event’. This is consistent with the literature which indicates that for low income renters, moving 

house is generally ‘forced’ upon them (Parkinson, James, and Liu, 2018; Pawson, Hulse and Morris, 

2017).  

Interestingly, just over one-half of respondents have an annual household income below $40,001. In 

Australia, the bottom 20% of household annual income for renters is $0-$39,000 (Parkinson, James, 

and Liu, 2018). This indicates that more households in the lowest annual income quintile have entered 

NRAS than expected. Moreover, NRAS income limits are significantly higher than the income levels of 

respondents when analysed by household composition. A possible explanation found in the literature 

is that household expenses are rising faster than incomes (Yates, 2016; Wood and Ong 2017; 

Wetzstein, 2017).  Moreover, upward pressure on the rental market and social and community 

housing mean there are less available and affordable rental properties. Lower-income earners who 

traditionally would have entered social housing have little choice but to remain in private rentals, 

despite their unaffordability (Yates, 2016; Wood and Ong, 2017; Parkinson, James, and Liu, 2018). 

NRAS is targeted toward low to middle-income earners and to those unable to access social or 

community housing but unable to afford market rents. This finding on income, alongside 

rent/mortgage being too expensive for many respondents in their previous dwelling, indicates NRAS 

may be easing housing stress in the lowest two income quintiles.  

Literature on housing indicates a clear link between income levels and difficulty affording rent, 

particularly for those on lower incomes (Wood and Ong, 2017; Yates, 2017). Consistent with this, our 

findings reveal a significant relationship between income and difficulty affording rent. Moreover, 

those aged 65 and over are most likely to spend between one-third and one-half of their weekly 

income on rent. However, respondents believe that their current NRAS subsidised rent has facilitated 

in improving their ability to afford housing. This is also evidenced in respondents being more likely to 

find their housing affordable under NRAS than in their previous dwelling, and with a reduced 

proportion of their income spent on rent more likely. Consistent with these findings is literature 

indicating that government support beyond rent assistance is needed for low income earners, 
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particularly those on age pensions, to facilitate affordable rental housing (Parkinson; James; and Liu, 

2018; Cardwell and Ryan 2017; Randolph et al., 2018). This helps to explain why, despite the high 

proportion of income spent on rent indicating housing stress for many respondents (particularly in 

ages 65 and over), affordability has improved with their move into NRAS.  

We also examined whether NRAS has assisted tenants to access appropriate housing. Our findings 

indicate that ease of access to amenities and services improved for most respondents, compared to 

their previous dwelling. This finding is consistent with NRAS policy specifications, that dwellings were 

intended to be built in areas within close proximity to employment and education opportunities 

(Rowley et al., 2016.). Appropriate housing also encompasses satisfaction regarding housing quality, 

services and maintenance, and housing goals. The majority of respondents were satisfied with all 

elements of housing quality and 79% felt NRAS aided in achieving their housing goals. Importantly, 

while literature on housing security indicates that housing security is typically obtained via home 

ownership (Colic-Peisker and Johnston, 2010), good quality, but affordable, dwellings may help those 

outside of home ownership also gain this sense of security (Hiscock et al., 2010). At the same time, a 

lack of choice for low income renters increases anxiety, detracting from housing security (Morris et al., 

2017). Our findings indicate that while NRAS has assisted respondents in obtaining appropriate 

housing, a sense of housing security may not always be achieved. This is due to respondents’ pathways 

in and out of NRAS most commonly due to affordability issues, signifying a lack of autonomy, and 

notable levels of uncertainty over future housing arrangements (26% of respondents being unsure of 

where they see themselves in 5 years).  

Whether NRAS has facilitated respondents’ longer-term housing aspirations in relation to housing 

tenure is unclear from the findings of our open-ended survey question.  However, two main themes 

were identified, foremost housing affordability and affordability/housing quality, that suggests 

affordability is the aspiration most respondents seek to attain.  Very few respondents specifically 

related the benefits of NRAS rental to their future housing aspirations. This suggests that the most 

significant outcome from NRAS is the immediate provision of affordable and appropriate housing. 

Further, literature indicates the “Australian Dream” has changed, and the assumption that home 

ownership is the dominant housing aspiration may no longer be true (Hulse and Burke, 2008; Wood 

and Ong, 2017). Interestingly, 29% of all respondents see themselves owning a house in five years, 

suggesting private rental is still a transitional tenure for these respondents. Over one-half of 

respondents aged 18 to 24 years see themselves owing a home within this timeframe, an interesting 

finding considering the literature indicates home ownership among young adults is in decline (RBA, 

2015). 
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Three themes are salient regarding what has constrained respondents’ housing aspirations - 

uncertainty, time, and income. Uncertainty is inferred in many respondents being unsure of when they 

will next move, or where they see themselves within the next five years. Moreover, uncertainty 

regarding future housing tenure, moving to a new house and financial situation increased within the 

timeframe of 2-3 years to 5 years, indicating that time is a factor influencing where respondents see 

themselves in the future. Unsurprisingly, income is a barrier for housing pathways into home 

ownership, as evidenced in a comparison of income levels to future housing arrangements, a 

relationship we found to be statistically significant. Lower-income respondents (below $40,001) are 

less likely to expect to move into home ownership. This is consistent with literature indicating income 

is the biggest driver that determines housing choice for low-income earners with future housing 

choices situated in a market that lacks affordability and supply (Wood and Ong, 2017; Yates, 2017; 

Koppe, 2016). For low-income earners, future housing choices are restricted compared to those on 

higher incomes who have greater housing mobility (Pawson et al., 2017). Our findings are in line with 

the literature, as we found expectations of home ownership increased only slightly for low income 

respondents with time, and the expectations of those who saw themselves in social housing stayed 

consistent over time. Higher income earners’ plans for home ownership increased significantly over 

time, indicating higher levels of housing mobility.   
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Conclusion  

The NRAS subsidised rental scheme was introduced to address the issue of housing affordability for 

low to middle income earners and increase supply of affordable rental properties. The importance of 

NRAS as a policy scheme is shown by the vast majority of respondents who felt the scheme helped 

them secure affordable housing. As many respondents’ annual incomes are in the lowest two income 

quintiles, this suggests that without NRAS those respondents may experience deep housing stress. The 

phasing out of the scheme will cause a gap in affordable housing supply and access. Moreover, with 

social and community housing failing to meet the needs of low-income earners, and increasing housing 

prices forcing more people to rent, regulatory reforms are required to improve access and security of 

occupancy in rental housing to addresses issues of housing inequity and the costs of living (Parkinson, 

James, and Liu, 2018).When asked whether NRAS had assisted respondents to fulfil their housing goals, 

many emphasised how NRAS had aided them in accessing affordable and quality housing. Indeed, 

NRAS has helped secure affordable housing for the duration of the respondents’ tenancy, however 

whether this aided tenants in aspiring towards home ownership is unclear. With over a quarter of 

respondents planning on owning a home in 5 years, we can deduce that the rental sector is a 

transitional pathway for these respondents, however considering the extent to which housing 

affordability was referenced by respondents as a way NRAS aided them suggests that affordability 

should be considered a housing goal.  

Our research is consistent with trends in the literature that show Australians are moving towards the 

private rental market (Parkinson, James, and Liu, 2018). Our findings show just over half of 

respondents who see themselves in private rental housing in 2-3 years believe they will still be there 

5 years from now. Additionally, there were notable levels of uncertainty surrounding all questions 

regarding the future. This could suggest that housing aspirations are no longer in the context of home 

ownership but rather related to accessing affordable and quality housing.  

Ensuring tighter regulations to the private rental market may aid in reducing uncertainties and 

improving ontological security for a wider range of renters. Addressing issues that result in fluctuating 

housing prices, stagnating wages, and importantly providing renters with a sense of security via 

increased rights may be important in remedying these uncertainties.  
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Appendix 1 – Survey Materials 

Invitation Letter  

Dear NAHC-NRAS Tenant,  

We are seeking your participation in a study being undertaken by a team of undergraduates at the 

University of Queensland together with the National Affordable Housing Consortium (NAHC). 

The aim of this study is to gain an understanding of the housing pathways of NRAS tenants. This 

includes past and present housing experiences and future housing goals. The information obtained 

will help guide NAHC in future projects and may inform affordable housing policy at local, state and 

federal government levels. Ultimately, we hope the survey results will contribute to creating a more 

satisfactory living experience for tenants.  

We would be grateful if one tenant listed on the lease could complete the survey. The survey should 

take approximately 10-15 minutes to complete.  

While this research is undertaken in collaboration with NAHC, it is an independent piece of research 

conducted by a team of undergraduate Social Science students. To protect the confidentiality of 

information obtained from participants, the survey responses will be analysed and reported at the 

aggregate level. No personally identifiable information (such as name, location, IP address or email 

address) of the participants will be reported or analysed. Participation in and withdrawal from this 

survey is completely voluntary at every stage, so if you do not feel like participating then you may 

disregard this email. 

To begin the survey please click the following link: https://www.surveymonkey.com/r/YNPL82T 

This survey will expire on the 13th of October. 

Further information on the study will be provided at the beginning of the survey. If you have any 

questions or concerns about the survey, please feel free to email the research supervisors for this 

study, Professor Lynda Cheshire (l.cheshire@uq.edu.au) and Dr. Patricia Short (t.short@uq.edu.au), or 

contact the project staff on 07 3365 2383. We thank you for taking the time to assist with this study. 

Yours sincerely, 

The University of Queensland research team  

  

https://www.surveymonkey.com/r/YNPL82T
mailto:l.cheshire@uq.edu.au
mailto:t.short@uq.edu.au
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Participant Information Sheet 

Information for Participants 

You are invited to participate in a research project being conducted by students at the University of 

Queensland.  This research is being completed in partnership with The National Affordability Housing 

Consortium (NAHC), who are focused on facilitating affordable and sustainable housing outcomes for 

low to middle income earners in Australia. Please read this information sheet carefully and ensure that 

you understand its contents before you decide whether or not to participate in this study. 

Project Description 

This research is being conducted by a group of Bachelor of Social Science students at the University of 

Queensland. The purpose of this research is to examine the housing pathways of NRAS tenants, 

including tenant’s experiences of NRAS, and their housing aspirations. If you agree to participate, you 

will be asked to complete a survey. This survey will take approximately 15 minutes, and you will be 

asked to answer questions relating to: 

• Your recent housing history 

• Your experiences of renting an NRAS property 

• Your plans and/or goals regarding your housing future 
 

Reason for Research 

This study aims to help NAHC to better understand the housing pathways of their NRAS tenants. This 

understanding will also help to inform government policy and NAHC investment projects, particularly 

those around ‘build to rent’ schemes 

Confidentiality 

Protecting your privacy is of upmost importance, and we will ensure that you won’t be identified as a 

participant of our research. We will not be collecting your name, and the email address used to invite 

you to participate in the survey will not be matched to your survey data. Your IP (internet) address will 

not be recorded. Furthermore, the data collected from your personal survey responses will be strictly 

confidential, accessed only by the University of Queensland student research group and will not be 

passed on to NAHC.  

Voluntary Participation  

Your participation in this research is voluntary, meaning you don’t have to answer any question and 

can stop answering questions at any time. To do this, you simply exit the web browser that contains 

the survey. 

 

Further Questions: 

This study adheres to the Guidelines of the ethical review process of The University of Queensland. 

Whilst you are free to discuss your participation in this study with project staff (contactable on ph: 07 

3365 2383 fax: 07 3365 1544), if you would like to speak to an officer of the University not involved in 

the study, you may contact Dr Kim de Rijke, the Ethics Officer on 3365 2893 

Project leader: Kaycee Dodds (kaycee.dodds@uq.edu.au) 

Research supervisor: Prof. Lynda Cheshire (l.cheshire@uq.edu.au) & Dr. Patricia Short 

(t.short@uq.edu.au)  

By  checking ‘Yes’ it means you agree to be involved in the above research project as a 

participant and confirm you an NRAS tenant aged 18 years or older. It means you have read the 

research information sheet pertaining to this research project and understand the nature of the 

research and your role in it.    
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Survey Questionnaire 

There are 4 sections in this survey. The first section will ask questions about your household prior to 
being an NRAS tenant. The second section will ask questions about your current experience as an 
NRAS tenant. The last section will ask questions about your future housing plans. There will be a final 
section of questions to know more about you.  
 
PART 1: PAST 
In this section we are going to ask you questions about your past housing experiences in your 
dwelling immediately prior to your current tenancy. 

 

How long did you live in your previous dwelling? 
 Less than 1 year  

Between 1 and 2 years 
 Between 2 and 5 years 
 Between 5 and 8 years 
 More than 8 years 
 
Which of the following best describes your previous dwelling? 
 Outright ownership 
 Ownership with a mortgage  
 Private rental  
         Social/community rental housing  

 Temporary dwelling or homeless (for example, staying with friends, camping outdoors)   
Shelter or crisis accommodation 

 Other (please specify)  
 
Which of the following best describes who lived in your previous dwelling?  
 Partners without children 
 Partners with children (includes children aged 18 years or older) 
 Sole parent/guardian with children (includes children aged 18 years or older) 
 Group or shared accommodation (most people in house are non-related)  
 One person household 
 Friends, housemates, unrelated persons in temporary accommodation 

Shelter or crisis accommodation 
Other (please specify)  

 
How much choice did you have in picking the location of your previous dwelling?  
 Complete choice 
 Some choice 
 No choice 
 Location was not a consideration  
 
 
Thinking about your previous dwelling: 

 Yes No Not Sure Not 
applicable 

Prefer not to say 
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Was the length of your stay 
satisfactory? 

     

Was your housing affordable 
for you? 

     

Were you able to get to places 
for leisure activities or 
hobbies? 

     

After paying rent, did you 
have money for leisure 
activities or hobbies? 

     

 
How easy was it for you to get from your previous dwelling to any of the following?  

 Very  easy Moderately  
easy 

Not very  
easy 

Not at all  
easy 

Not 
sure 

Not applicable 

Employment        

Education or 
training 

      

Health services       

Community 
services, for 
example, child 
care, grocery 
shopping 

      

Open spaces 
and parks  

      

Places for 
recreation 

      

 
  
  
What were your reasons for moving out of your previous dwelling? (multiple answers allowed) 

Major life event (for example, having a baby or loss of job or separation from partner) 
General accessibility issues (for example, distance to work or services too far from home)  

 Desire to live in another location  
 Transport costs or lack of transport 
 Lease ended 
 Tenancy terminated    
 Problems with landlords 
 Clashes with housemates  
 Rent/mortgage too expensive 
 Sale of property  
 Size of previous home unsuitable  

Dissatisfied with dwelling 
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Domestic violence issues 
 Other (please specify)  
 
In your previous dwelling, approximately what proportion of your household income after tax (your 
take-home pay) were you paying in rent/mortgage?   
 Less than a quarter 

Between a quarter and a third 
Between a third and half 
More than half 
Not applicable 
Prefer not to say 

 
If applicable, in your previous dwelling, how difficult was it for you to afford rent? 
 Never difficult 
 Occasionally difficult 
 Often Difficult 
 Always difficult 
 Prefer not to say  
 
 
PART 2: PRESENT 
In this second section we are interested in your current experience being an NRAS tenant.  
 
How long have you lived in your current dwelling? Please enter years and month into the text box 
below  

Years:  
          Months: 
 
Do you think your current dwelling is affordable for you?  
 Yes 
 No 

Not sure 
Prefer not to say 

 
 
How difficult has it been for you to afford rent?  
  Never been difficult  

Occasionally difficult 
Often difficult  
Always difficult  
Prefer not to say 

 
Approximately how much of your household income after tax (your take-home pay) do you currently 
spend on rent? 

Less than a quarter 
Between a quarter and a third 
Between a third and half 
More than half 
Prefer not to say 

 
 
Has the discounted rent offered through NRAS helped your financial situation? 
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 Yes 
 No  
      Not sure 
 Prefer not to say 
 
 
How satisfied are you with the physical quality of your dwelling? For example, fixtures, number of 
bedrooms and/or overall size of your dwelling? 
 Very satisfied 
 Satisfied 
 Neither satisfied or dissatisfied 
 Dissatisfied 
 Very dissatisfied  
 
  
 
How easy is it for you to get from your dwelling to any of the following?  

 Very  easy Moderately  
easy 

Not very  
easy 

Not at all  
easy 

Not sure Not applicable 

Employment        

Education or training       

Health services       

Community services, for 
example, child care, 
grocery shopping 

      

Open spaces and parks        

Places for recreation       

 
 
In relation to your current dwelling, how important is accessibility to the following? 

 Very 
important 

Moderately 
important 

Not very 
important 

Not at all 
important 

Not sure Not 
applicabl
e 

Employment       

Education or training        

Health services       
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Community services, for 
example child care, grocery 
shopping 

      

Open spaces and parks       

Places for recreation       

 
 
Thinking of your current dwelling, how satisfied are you with the following? 

 Very satisfied Fairly satisfied Neutral Dissatisfied  Prefer not 
to say 

Overall quality of 
housing services 
provided? 

     

Quality of maintenance 
conducted? 

     

Overall condition of the 
property? 

     

 
 
 
In your decision to choose an NRAS dwelling, how important was the discounted rent?  

Very important 
Fairly important 
Not very important  
Not a consideration 

 
 
PART 3: FUTURE 
In this section, we are interested in your future housing plans. In particular, we would like to know 
whether you have any specific plans for your housing future. If you do have specific plans, what is 
helping or preventing you from making this happen? 
Thinking about a time 2-3 years from now, do you see yourself:  
 Owning a home outright? 
 Owning a home with a mortgage?  
 Living in private rental housing?  
 Living in social/community rental housing? 
 Staying with someone rent free? 
 Not sure 
 Other (please specify)  
 
In the next 2-3 years, how do you think your financial situation will change? 
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 Improve 
 Stay the same 
 Worsen  
 Not sure 
  Prefer not to say 
 
Thinking long term, 5 years from now, do you see yourself: 
 Owning a home outright? 
 Owning a home with a mortgage?  
 Living in private rental housing?  
 Living in social/community rental housing? 
 Staying with someone rent free? 
 Not sure 
 Other (please specify)  
 
5 years from now, how do you think your financial situation will have changed?  
 Improved 
 Stayed the same 
 Worsened  

Not sure 
 Prefer not to say  
 
When are you likely to move next?  
 Less than 1 year  
 Between 1 and 2 years  
 Between 2 and 5 years 
 Between 5 and 8 years   
 More than 8 years  
 Not sure 
 
 
Which of the following is most likely to prompt you to move out of current dwelling? (Multiple 
answers allowed) 
Major life event (for example, having a baby, loss of job, or separation from partner) 
 General accessibility issues (for example, distance to work too far from home) 
 Desire to live in another location 
 Lease ended 
 Tenancy terminated    
 Problems with landlords 
 Clashes with housemates  
 Rent/mortgage too expensive 
 Sale of property  
 Size of previous home unsuitable  
 Dissatisfied with dwelling 

Domestic violence issues 
 Other (please specify) 
 
 
What would prevent your plans to move? (multiple answers allowed) 
 Nothing  
 Not able to get finance for house purchase 
 Difficulty saving deposit for house purchase 
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 Difficulty saving money for a rental bond      
 No homes to purchase within price range  
 No secure employment in affordable areas 
 Current dwelling is satisfactory 

Rents too high elsewhere 
Poor location where affordable 
Insufficient landlord references  
Other (please specify) 

 
 
Has your current NRAS tenancy been helpful in achieving your housing goals? 

Yes, very helpful  
 Somewhat helpful 
 Neutral 
 Not very helpful 
              Not helpful at all 
  
In what ways has your current NRAS tenancy helped or not helped in achieving your housing goals? 
(Please specify) 
 
 
 
PART FOUR: DEMOGRAPHIC QUESTIONS 
You have finished the main part of the survey. The following section helps us understand how 
different groups of people experience housing. You will not be identified individually. 
 
Do you identify as: 

Male 
Female  
Other  
Prefer not to say 

 
How old are you?  

Under 18,  
18-24; 25-34; 35-44; 45-54; 55-64; 65+ 
Prefer not to say 

 
Were you born in Australia?  
 Yes 
 No (please specify your country of birth)  
 
 
Do you speak a language other than English at home?  

No, only English 
 Yes (please specify) 
 
Do you identify as Aboriginal or Torres Strait Islander? 
  Yes 
  No 
  Prefer not to say 
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How many adults and/or children including yourself live at your current dwelling? 

 ◻Adults (18 years or older)   

 ◻Children (17 years or younger)  
 
Are you the only leaseholder in your household? 
 Yes 

No 
 
If no, how many other adults are leaseholders? 

1 
2 
3 
4 or more  

 
What is your household’s primary source of income? 
 Wages/salaries  
 Government Pensions and Allowances 
 Superannuation or annuity 
 Self employed 
 Other  
 Prefer not to say 
 
Is anyone in your household receiving rent assistance?  
 Yes 
 No 
 Not sure  
 Prefer not to say 
 
Which of the following best describes your current dwelling?  
 Single detached house 
 Semi-detached or duplex house 

Attached, row, terrace or townhouse 
Flat or apartment  
Other (please specify) 

 
 
How many bedrooms are in your current home? 

4+ 
3 
2 
1 
Studio (no separate bedrooms) 

 
This is a question about your daily activities. Last week, what were you mainly doing? 
 Working full-time for wages 
 Working part-time for wages 
 Unemployed – looking for full-time work 
 Unemployed – looking for part-time work 
 Retired from paid work 
 A full-time school or university student 
 A part-time school or university student 
 Not in paid workforce, for example caring for children or family member(s) 
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 Not applicable, on disability pension 
 Other (please specify) 
 
What is your current annual household income? 
 $0 –  $10,000 
 $10,001 –  $20,000 
 $20,001 – $30,000 
 $30,001 – $40,000 
 $40,001 – $50,000 
 $50,001 – $60,000 
 $60,001 – $70,000 
 $70,000 +  
 Prefer not to say 
 
Thank you for completing this survey. Please click ‘Done’ to exit.  
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Appendix 2 – Chi Square Results 
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Appendix 3 – Feedback Summary Sheet 

 



45 
  


