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[bookmark: _Toc5188779]Foreword 
[bookmark: _GoBack]In my term as the Age Discrimination Commissioner, I have chosen three priority areas—the rights of older workers, elder abuse and older women at risk of homelwessness. 
The number of older homeless women in Australia increased by over 30% between 2011 and 2016 to nearly 7,000. We have an ageing population, a high cost of housing, and a significant gap in wealth accumulation between men and women across their lifetimes. Without innovative solutions this problem will continue to increase. 
There are a number of organisations working on the issue and advocating on behalf of women who are homeless. However, many of the services currently available focus on women with complex needs—those experiencing family violence or mental health issues, or who have exhausted their savings and their informal support options.
Limited services are available for older women who are renting, working and have modest savings. The moment they are unable to work and pay their rent, they are likely to be homeless. While I am concerned about all women who are homeless or at risk of homelessness, I am focusing on preventative solutions to assist this cohort of women.
Older women’s circumstances vary with respect to their assets, income and capacity to work. A range of solutions is needed to assist them to achieve housing security and sustain it through retirement. This requires engagement across sectors to develop practical solutions—from property, finance and business, through to governments, community housing and philanthropy. 
This paper explores the issue of older women’s homelessness and a range of opportunities which may facilitate secure, ongoing housing arrangements for this cohort, including ways to capitalise on the financial assets and the capacity of these women to work to increase the possibility of them achieving more permanent housing outcomes.
It is vitally important that we act now to reduce the number of women reliant on social housing and at risk of homelessness, to ensure services are available for those most in need.
[image: C:\Users\rachel.mcdonald\AppData\Local\Microsoft\Windows\Temporary Internet Files\Content.Outlook\LXSU4G59\IMG_1280.jpg]
The Hon. Dr Kay Patterson AO
Age Discrimination Commissioner
April 2019


[bookmark: _Toc5188780]1       Older women’s risk of homelessness
Increasing numbers of older women in Australia are experiencing, or are at risk of homelessness, with a rise of over 30% in just 5 years.[endnoteRef:1] Experts recognise that due to the ‘hidden’ nature of older women’s homelessness, these figures may not represent the full extent of the issue today. There is a range of underlying structural and cultural factors leading to women’s economic disadvantage. This, coupled with an ageing population, means that the risk of homelessness among single older women is projected to increase.  [1:  Australian Bureau of Statistics, 2049.0 Census of Population and Housing: Estimating homelessness, 2016: Key Findings (2018). At http://www.abs.gov.au/ausstats/abs@.nsf/mf/2049.0 (viewed 10 May 2018).] 

Homeless women typically stay with friends or family, live in their car or in severely crowded dwellings, or are physically ‘hiding’.[endnoteRef:2] Often older women are experiencing homelessness for the first time at this later stage in life, having lived conventional lives—and they may still be working or seeking work.[endnoteRef:3]  [2:  Maree Petersen and Cameron Parsell, ‘Older Women’s Pathways out of Homelessness in Australia’ (Report, Mercy Foundation, 2014) 18.]  [3:  Maree Petersen, Cameron Parsell, Rhonda Phillips and Gentry White, ‘Preventing First Time Homelessness Amongst Older Australians’ (Final Report No. 222, Australian Housing and Urban Research Institute, 2014) 39.] 

Innovative solutions are needed to prevent women becoming homeless. Solutions must consider the range of life circumstances of women—from their assets, income and capacity to work, through to housing requirements and preferences—and aim to enhance women’s housing and economic security across the remainder of their working lives and throughout retirement.
This background paper provides context regarding older women’s homelessness. It offers some potential solutions to reduce women’s risk of homelessness with a focus on preventative and innovative approaches that look beyond social and community housing as the answer.
[bookmark: _Toc5188781]What is homelessness? 
Being homeless is not just about lack of access to shelter. Beyond a roof over your head, a home provides safety, security and stability, as well as the ability to control your living space, and maintain community connections such as social networks, health care and other long-term supports.[endnoteRef:4]  [4:  Shelley Mallett, ‘Understanding Home: A Critical Review of the Literature’ (2004) 52, The Sociological Review, 62–89; Australian Government, ‘The Road Home: A National Approach To Reducing Homelessness’ (2008) 3; Australian Bureau of Statistics, 4922.0 Information Paper: A Statistical Definition of Homelessness, 2012: Homelessness Statistics (2012). At http://www.abs.gov.au/ (viewed 10 May 2018).] 

Homelessness occurs where there is the absence of one or more of these core elements of a home. A person may have inadequate housing, unstable or no tenure, no sense of safety or privacy, or no access to a space for social purposes.
Homelessness is commonly defined across three tiers, including: 
· Primary homelessness: Often referred to as ‘rooflessness’ or ‘rough sleeping’, this includes people living without conventional accommodation, such as those living in the streets, squatting, living in parks and other improvised dwellings without tenure
· Secondary homelessness: Often referred to as ‘couch surfing’, this includes people moving between various forms of temporary shelter, including friends, family, emergency accommodation, youth refuges, hostels and boarding houses
· Tertiary homelessness: Includes people living long term in rented single rooms such as in boarding accommodation, with shared amenities but without security of tenure.[endnoteRef:5] [5:  Shelley Mallett, ‘Understanding Home: A Critical Review of the Literature’ (2004) 52, The Sociological Review, 62–89. Australian Government, ‘The Road Home: A National Approach To Reducing Homelessness’ (2008). ] 

The Australian Bureau of Statistics (ABS) uses a broader definition when estimating homelessness. This includes people who may be living in conventional housing which lacks privacy, security and safety, or who may be living in severely crowded dwellings (which would require at least four more bedrooms to house the residents adequately).[endnoteRef:6]  [6:  Chris Chamberlain, ‘Homelessness: Re-shaping the policy agenda?’ (Final Report No. 221, Australian Housing and Urban Research Institute, 2014) 11–15; Australian Bureau of Statistics, 4922.0 Information Paper: A Statistical Definition of Homelessness, 2012. Factsheet: Overcrowding (4 September 2012). At http://www.abs.gov.au/ viewed (5 July 2018).] 

This paper adopts the common use of ‘older’ as 55 years and over in the context of homelessness, unless otherwise indicated.
[bookmark: _Toc5188782]Homelessness and human rights 
An adequate standard of living, including access to safe and secure housing is a fundamental human right. Article 25 of the Universal Declaration of Human Rights states that: 
Everyone has the right to a standard of living adequate for the health and well-being of himself and of his family, including food, clothing, housing and medical care and necessary social services, and the right to security in the event of unemployment, sickness, disability, widowhood, old age or other lack of livelihood in circumstances beyond his control.[endnoteRef:7] [7:  UN General Assembly, Universal Declaration of Human Rights, UN Doc (10 December 1948) art 25. At http://www.un.org/en/universal-declaration-humanrights/ (viewed 18 June 2018).] 

A lack of safe and secure housing can lead to further human rights violations, including violations against the right to freedom from discrimination, the right to liberty and security of the person, the right to privacy, the right to health, the right to education, and more.[endnoteRef:8]  [8:  Human Rights & Equal Opportunity Commission, Homelessness Is A Human Rights Issue (2008) 1–2; Philip Lynch and Jacqueline Cole, ‘Homelessness and Human Rights: Regarding and Responding to Homelessness as a Human Rights Violation’ (2003) 4, Melbourne Journal of International Law, 7–27. ] 

These human rights are protected by a number of international human rights instruments to which Australia is a signatory, including the International Covenant on Civil and Political Rights, the International Covenant on Economic, Social and Cultural Rights, the Convention on the Elimination of all Forms of Discrimination Against Women and the Convention on the Rights of the Child.[endnoteRef:9] [9:  International Covenant on Civil and Political Rights, Art 6, 9, 17; International Covenant on Economic, Social and Cultural Rights, Arts 9, 11–13; Convention on the Elimination of all Forms of Discrimination against Women; United Nations Convention on the Rights of Persons with Disability; and Convention on the Rights of the Child.] 

Responding to homelessness in a human rights framework requires proactive action to effect civil and political rights and resources to realise economic and social rights, so all members of the community can realise their rights and freedoms, including the right to adequate housing.[endnoteRef:10] [10:  Philip Lynch and Jacqueline Cole, ‘Homelessness and Human Rights: Regarding and Responding to Homelessness as a Human Rights Violation’ (2003) 4, Melbourne Journal of International Law, 7–27.] 

[bookmark: _Toc5188783]How many older women are homeless? 
The 2016 Census estimated that 6,866 older women were homeless.[endnoteRef:11] A further 5,820 older women were living in marginal housing and may be at risk of homelessness.[endnoteRef:12] [11:  Australian Bureau of Statistics (ABS), Census of Population and Housing: Estimating homelessness: State and territory of usual residence, Sex by age of person, 2016, Data cube: Excel spreadsheet, Cat. No. 2049.0 (2018).]  [12:  Australian Bureau of Statistics (ABS), Census of Population and Housing: Estimating homelessness: State and territory of usual residence, Sex by age of person, 2016, Data cube: Excel spreadsheet, Cat. No. 2049.0 (2018).] 

Older women’s homelessness is often hidden from view. Women experiencing homelessness often stay with friends or family, live in severely crowded dwellings, under the threat of violence or are physically hiding.[endnoteRef:13] In contrast, men often sleep rough, or live in improvised dwellings or boarding houses. Women additionally look to ‘self-manage’ their homelessness through strategies such as partnering up, moving between family and friends, and looking to take on jobs that provide housing.[endnoteRef:14]  [13:  Maree Petersen and Cameron Parsell, ‘Older Women’s Pathways out of Homelessness in Australia’ (Report, Mercy Foundation, 2014) 18.]  [14:  Andrea Sharam, ‘Going it Alone: Single, Low Needs Women and Hidden Homelessness’ (Research Report, Women’s Information, Support and Housing in the North, 2008) 31. Guy Johnson, David Ribar and Anna Zhu, Women's Homelessness: International Evidence on Causes, Consequences, Coping and Policies’ (Discussion Paper No. 10614, Institute of Labor Economics, 2017) 20–23.] 

Due to the hidden nature of women’s homelessness and the statistical methods used to count homelessness, it is recognised that these figures understate the true extent of the issue, particularly for women experiencing family or domestic violence, or Aboriginal and Torres Strait Islander women.[endnoteRef:15] The figures include but do not show the extent of the issue for older women with disability. [15: Australian Bureau of Statistics, 2049.0 Census of Population and Housing: Estimating homelessness, 2016. Factsheet: Domestic and Family Violence (2018). At http://www.abs.gov.au/ (viewed 3 August 2018); Australian Bureau of Statistics 2049.0 Census of Population and Housing: Estimating Homelessness, 2016. Factsheet: Aboriginal and Torres Strait Islander Homelessness (2018). At http://www.abs.gov.au (viewed 10 May 2018).] 
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[endnoteRef:16] [16:  Australian Bureau of Statistics (ABS), 2049.0 Census of Population and Housing: Estimating homelessness, 2016. Refer to State and territory of usual residence, Sex by age of person Datacube: Excel spreadsheet (2018). Findings based on use of Datacube. ] 

Figure 1: The number of older homeless women, and the most common type of homelessness experienced by older women, in each state (2016). Created using data from the ABS Census 2016.16

[bookmark: _Toc5188784]Who accesses homelessness services?
	Main reasons older women access homelessness services 2017– 18 
(top five)[endnoteRef:17] [17:  Australian Institute of Health and Welfare, AIHW Specialist Homelessness Services Collection Data Cubes 2011–12 to 2017–18, Findings based on use of data from 2017–18 (accessed 13 February 2019).] 
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Housing assistance, homelessness services and rent assistance are provided by governments to support people to access and afford housing. 
Key services available for people experiencing, or at risk of, homelessness and which link women to housing and other services include Specialist Homelessness Services and the Assistance with Care and Housing (ACH) sub-program (part of the Commonwealth Home Support Programme). Eligibility and access to services vary across jurisdictions. 
The number of older women accessing homelessness services is increasing. In 2017–18 over 13,800 older women accessed specialist homeless services, a 63% increase in five years.[endnoteRef:18] The main reasons older women seek assistance often relate to domestic and family violence, housing issues and financial difficulties.[endnoteRef:19] [18:  Australian Institute of Health and Welfare (AIHW), Data tables: Historic tables SHSC 2011-12 to 2017-18, Homelessness Services, Excel, Table 6: Older clients (2019), (Viewed 13 February 2019). ]  [19:  Australian Institute of Health and Welfare, AIHW Specialist Homelessness Services Collection Data Cubes 2011–12 to 2017–18, Findings based on use of data from 2017–18 (accessed 13 February 2019).] 

Most older women accessing homelessness services seek general services (82% of women) but many also need domestic violence assistance (35%), long-term accommodation (31%) and tenure assistance (29%).[endnoteRef:20] However, few existing services are specifically designed to meet the needs of older women.[endnoteRef:21] [20:  Australian Institute of Health and Welfare (AIHW), AIHW Specialist Homelessness Services (SHS) Collection Data Cubes 2011–12 to 2017–18, SHS Demographics National, Data cube (2019). Findings based on use of the data cube. Data accessed 13 February 2019. Services listed include the five most commonly needed services. General services may include (but are not limited to) family/relationship assistance, assistance for sexual assault, legal information, material aid, financial information, educational assistance, training assistance, employment assistance, assistance to obtain/maintain government allowances, assertive outreach, living skills or personal development, advice and information, meals, transport and other basic assistance.]  [21:  Australian Association of Gerontology (AAG), ‘Older Women Who are Experiencing, or at Risk of, Homelessness’ (Background paper, AAG, 2018) 7; Jeanette Large and Beverley Kliger, ‘Ageing and Women’s Homelessness: Overcoming the Bag Lady Syndrome (Issues Paper, Women’s Property Initiatives, 2013) 9; Ludo McFerran, ‘It Could be You: Female, Single Older and Homeless’ (Report, Homelessness NSW, Older Women’s Network NSW and St Vincent de Paul Society, 2010) 44–45; Catherine Robinson, Rose Searby, ‘Accommodation in Crisis: Forgotten Women in Western Sydney’ (Report, University of Technology Sydney, 2006) 15.] 

ACH provided services to 4,745 older men and women in 2016–17.[endnoteRef:22] ACH is a small program compared to specialist homelessness services, and provides assistance to older people (generally aged 50 and over) to access housing and community supports and to avoid or reduce the impact of homelessness. [22:  Linda Belardi, CHSP Under Pressure as Some Clients Exceed Intended Number of Services (30 November 2017) Community Care Review. At https://www.australianageingagenda.com.au/2017/11/30/chsp-pressure-clients-exceed-intended-number-services/ (viewed 20 September 2018).] 

The majority of people accessing ACH services have conventional housing histories.[endnoteRef:23] Most commonly, people seek these services because they have received a notice to vacate their rental property, are unable to live with family or can no longer afford their housing. Almost two-thirds are referred for social housing.[endnoteRef:24] However the availability of affordable, appropriate and secure housing, including social housing, is limited.[endnoteRef:25] [23:  Maree Petersen, Cameron Parsell, Rhonda Phillips and Gentry White, ‘Preventing First Time Homelessness Amongst Older Australians’ (Final Report No. 222, Australian Housing and Urban Research Institute, 2014) 42.]  [24:  Maree Petersen, Cameron Parsell, Rhonda Phillips and Gentry White, ‘Preventing First Time Homelessness Amongst Older Australians’ (Final Report No. 222, Australian Housing and Urban Research Institute, 2014) 81. Social housing in this context included community housing and independent living units.]  [25:  Australian Association of Gerontology (AAG), ‘Older Women Who are Experiencing, or at Risk of, Homelessness’ (Background paper, AAG, 2018) 18; Anglicare Australia, ‘2018 Rental Affordability Snapshot’ (Report, Anglicare Australia, 2018) 4–7.] 

Recommendations have been put forward by advocacy and provider groups to review, expand and develop these programs, and to increase the availability of affordable housing, to meet better the needs of older women at risk and experiencing homelessness.[endnoteRef:26]  [26:  Australian Association of Gerontology (AAG), ‘Older Women Who are Experiencing, or at Risk of, Homelessness’ (Position paper, AAG, 2018) 7; National Older Women’s Housing and Homelessness Working Group, ‘Retiring into Poverty. A National Plan for Change: Increasing Housing Security for Older Women’ (YWCA, 2018) 12, 15; Deb Batterham, Shelley Mallett, Ed Yates, Violet Kolar and Trish Westmore, ‘Ageing Out of Place? The Impact of Gender and Location on Older Victorians in Homelessness: A Pilot Study’ (Final Report, Hanover Welfare Services, 2013) 3–4. Alice Rota-Bartelink and Bryan Lipmann, ‘Causes of homelessness among older people in
 Melbourne, Australia’ (2007) 31(3) Australian and New Zealand Journal of Public Health, 257;


 Ludo McFerran, ‘It Could be You: Female, Single Older and Homeless’ (Report, Homelessness NSW, Older women’s Network NSW and St Vincent de Paul Society, 2010) 45; Jeff Fielder, ‘Home at Last: Time for Action on Housing Services and Options for Older People’ (Article, Parity Magazine, 2013).] 

Older women may be reluctant to seek housing assistance. They may not identify as homeless (or as at risk), they may feel stigma or shame or have safety concerns about housing options.[endnoteRef:27] Many may not even be aware of available services.[endnoteRef:28]  [27:  Ludo McFerran, ‘It Could be You: Female, Single Older and Homeless’ (Report, Homelessness NSW, Older Women’s Network NSW and St Vincent de Paul Society, 2010) 38; Housing for the Aged Action Group (HAAG), ‘A Home for Diversity: Building the Capacity of Homelessness Services to Meet the Needs of Older Culturally and Linguistically Diverse Victorians’ (Project Report, HAAG, 2016) 14–21.]  [28:  Deb Batterham, Deb Batterham, Shelley Mallett, Ed Yates, Violet Kolar and Trish Westmore, ‘Aging Out of Place: The Impact of Gender and Location on Older Victorians in Homelessness’ (Final Report, 2013, Hanover Welfare Services) 45–46; Trish Westmore and Shelley Mallett, ‘Ageing in What Place? The Experience of Housing Crisis and Homelessness for Older Victorians’ (Final Report, Hanover Welfare Services, 2011) 40; Kate Paterson, ‘Doorways as a Response to Older Women's Homelessness: An Exploratory Study’ (Final Report, Unpublished, 2018) 10.] 

Appropriate services for older women with modest savings are limited. If they are ineligible for social or community housing, and financially unable to enter the housing market, these women continue to rent privately and if they reach a point where they can no longer afford their rent, they may run down any assets from a separation, inheritance or savings to cover rent and other cost of living expenses. 
Over time, their housing and financial situation may become precarious and tip into a housing crisis. Increased awareness and early provision of alternative support services to women with some savings are necessary to deliver satisfactory long-term housing outcomes for these women. 
[bookmark: _Toc5188785]What causes older women to become homeless? 
Older women often experience homelessness for the first time in later life, after leading conventional lives working and raising families.[endnoteRef:29]  [29:  Maree Petersen and Cameron Parsell, ‘Older Women’s Pathways out of Homelessness in Australia’ (Report, Mercy Foundation, 2014) 42; Andrea Sharam, ‘Going it Alone: Single, Low Needs Women and Hidden Homelessness’ (Research Report, Women’s Information, Support and Housing in the North, 2008) 28–35. This study included single women aged 35 to 64; Ludo McFerran, ‘It Could be You: Female, Single Older and Homeless’ (Report, Homelessness NSW, Older Women’s Network NSW and St Vincent de Paul Society, 2010) 21, 24. This study included older women defined as those aged 45 and over.] 

Risk factors for women’s homelessness include:
· being single
· renting 
· living alone 
· experiencing economic disadvantage 
· experiencing family and domestic violence 
· having a lack of family support
· loss of a partner or relationship breakdowns
· personal factors, such as mental health issues, a history of abuse and having a lower level of education
· experiencing a crisis, such as the loss of job, illness or eviction.[endnoteRef:30] [30:  Ludo McFerran, ‘It Could be You: Female, Single Older and Homeless’ (Report, Homelessness NSW, Older Women’s Network NSW and St Vincent de Paul Society, 2010); Guy Johnson, David Ribar and Anna Zhu, ‘Women's Homelessness: International Evidence on Causes, Consequences, Coping and Policies’ (Discussion Paper No. 10614, Institute of Labor Economics, 2017). ] 

For some women, a single crisis or change in circumstances can result in homelessness with little or no warning. For others, a combination of factors, such as financial insecurity, the high cost of housing, or relationship breakdown may lead to them slipping down the housing ladder over time.[endnoteRef:31] Some cohorts, such as women with disability, are also more likely to experience risk factors associated with homelessness.[endnoteRef:32] [31:  Andrea Sharam, ‘Going it Alone: Single, Low Needs Women and Hidden Homelessness’ (Research Report, Women’s Information, Support and Housing in the North, 2008) 28–35; Ludo McFerran, ‘It Could be You: Female, Single Older and Homeless’ (Report, Homelessness NSW, Older Women’s Network NSW and St Vincent de Paul Society, 2010) 22–36; Trish Westmore and Shelley Mallett, ‘Ageing in What Place? The Experience of Housing Crisis and Homelessness for Older Victorians’ (Final Report, Hanover Welfare Services, 2011) 2, 35–36; Australian Association of Gerontology (AAG), ‘Older Women Who are Experiencing, or at Risk of, Homelessness’ (Background paper, AAG, 2018) 6.]  [32:  Women with Disabilities Australia, ‘Shut Out, Hung Out, Left Out, Missing Out’: WWDA Submission in Response to the Australian Government’s ‘Green Paper on Homelessness’ (June 2008). At http://wwda.org.au/issues/housing/housing2006/homesubjune08/ (viewed 2 April 2019). ] 

[bookmark: _Toc528764510]The following section explores common economic, social, cultural and personal drivers of homelessness.
Income, workforce patterns and financial security
At retirement, single older women are more likely to rely on the age pension than single older men and about a third are living in income poverty.[endnoteRef:33] Structural and cultural trends (particularly relating to men and women’s workforce participation) influence women’s financial disadvantage and capacity to accumulate wealth across their lifetime. For example:  [33:  Roger Wilkins, ‘The Household, Income and Labour Dynamics in Australia Survey: Selected Findings from Waves 1 to 16’ (Statistical Report No 13, Melbourne Institute, University of Melbourne, 2018) 35–38; Senate Economics References Committee, Parliament of Australia, ‘A Husband is Not a Retirement Plan: Achieving Economic Security for Women in Retirement’ (Report, 2016) 5–15, 119; Australian Human Rights Commission (AHRC), ‘Accumulating Poverty? Women’s Experiences of Inequality over the Lifecycle’ (Issue paper, AHRC, 2009) 22–23.] 

· The gender pay gap stands at 17.3% for the base salaries of men and women working full time—a difference of $16,000 each year.[endnoteRef:34] This gap widens for women with higher status occupations. While there are many contributing factors to the pay gap, sex discrimination accounts for the largest component[endnoteRef:35] [34:  Rebecca Cassells and Alan Duncan, ‘Gender Equity Insights 2018: Inside Australia’s Gender Pay Gap’ (Report, Workplace Gender Equality Agency and Bankwest Curtin Economics Centre, 2018) 15.]  [35:  Workplace Gender Equality Agency, Australian Government, Why Australian Women are Still Paid Less than Men (2018). At https://www.wgea.gov.au/wgea-newsroom/why-australian-women-are-still-being-paid-less-men (viewed 20 August 2018).


] 

· Women are more likely to take time out of the workforce or work part-time to raise children or care for family—and can experience difficulty re-entering the workforce or gaining work and income commensurate with their potential.
· The majority of women work in fields associated with lower wages, such as health care and social assistance, education and training, retail and hospitality.[endnoteRef:36] [36:  Australian Bureau of Statistics (ABS), Census of Population and Housing, TableBuilder (2016). Findings based on use of ABS TableBuilder.] 

· The effects of lower wages and time out of the workforce compound across women’s working lives. On average, women retire with $157,050 in superannuation, compared to $270,710 for men.[endnoteRef:37] However, almost 35% of women approaching retirement (aged 60 to 64) have no superannuation at all.[endnoteRef:38] [37:  Ross Clare, ‘Superannuation Account Balances by Age and Gender’ (Report, Association of Superannuation Funds of Australia, 2017) 5.]  [38:  Ross Clare, ‘Superannuation Account Balances by Age and Gender’ (Report, Association of Superannuation Funds of Australia, 2017) 17. Based on findings from Table 4.] 

· On average, women find dealing with money more stressful than men across all age groups, and have lower financial literacy and knowledge.[endnoteRef:39]  [39:  Roger Wilkins and Inga Lass, ‘The Household, Income and Labour Dynamics in Australia Survey: Selected Findings from Waves 1 to 16’ (Statistical Report, 2018, Melbourne Institute: Applied Economic & Social Research, University of Melbourne) 118; The Social Research Centre and ANZ, ‘ANZ Survey of Adult Financial Literacy in Australia’ (Summary of findings, 2015) 11-13. ] 

The superannuation guarantee was introduced in 1992, so many women approaching retirement age have only had access to the superannuation system for part of their working life.[endnoteRef:40] However, as superannuation savings accrued are determined largely by income-based contributions and investment returns, structural barriers continue to result in women accumulating less wealth (including superannuation) than men across all age groups. Approximately 48% of women aged 45 to 64 have less than $40,000 in superannuation—or none at all.[endnoteRef:41]  [40:  Senate Economics References Committee, Parliament of Australia, ‘A Husband is Not a Retirement Plan: Achieving Economic Security for Women in Retirement’ (Report, 2016) 13.]  [41:  Ross Clare, ‘Superannuation Account Balances by Age and Gender’ (Report, Association of Superannuation Funds of Australia, 2017) 17. Findings based on data in Table 4. ] 

For single older women, these structural barriers driving economic disadvantage affect the capacity to achieve home ownership and financial security. Older women in the private rental market with modest savings may be unable to achieve home ownership and will run down their savings paying cost of living expenses when they can no longer work. These women are extremely vulnerable to the financial impacts of critical life events, such as the loss of a job, a health issue, loss of tenancy, a relationship breakdown or the loss of a partner. If they become homeless, they find it difficult to regain economic independence. Unless there are significant changes these structural gender pay and workforce patterns are likely to be continuing drivers of economic insecurity for future generations of women.
[bookmark: _Toc528764511]Housing stress and accommodation issues
Accommodation issues, such as unaffordable housing or experiencing a housing crisis are key risk factors for homelessness.[endnoteRef:42]  [42:  Maree Petersen, Cameron Parsell, Rhonda Phillips and Gentry White, ‘Preventing First Time Homelessness Amongst Older Australians’ (Final Report No. 222, Australian Housing and Urban Research Institute, 2014) 39–59.] 

While the majority of older Australians own their home and the rate of ownership has remained relatively stable, the number of people entering retirement years with a mortgage has tripled.[endnoteRef:43] In future years, older people may be more likely to miss out on the benefits of home ownership, or may still have a mortgage at retirement age due to declining home ownership rates and the fact that people currently under 55 are purchasing homes later in life. One estimate projects that for people aged 55–64, home ownership will reduce by 6% and the number of people renting in the private market will more than double from 2011 levels by 2031.[endnoteRef:44] [43:  Australian Bureau of Statistics, Cat no. 4130.0 Housing Occupancy and Costs, 2015–16. Across the generations: Twenty years of housing (2017). At http://www.abs.gov.au/ausstats/abs@.nsf/Lookup/by%20Subject/4130.0~2015-16~Main%20Features~Across%20the%20Generations:%20Twenty%20years%20of%20housing~10003 (viewed 20 August 2018).]  [44:  Gavin Wood, Melek Cigdem-Bayram and Rachel Ong, ‘Australian demographic trends and implications for housing assistance programs’, (Final Report 286, Australian Housing and Urban Research Institute, 2017) 16.] 

The number of older people in private rental accommodation has increased, with older women more likely to be renters than older men. Just over 18% of older single women, and 12% of all older women are renting.[endnoteRef:45] For those with limited financial resources, the cost of renting in the private market can lead to the risk of homelessness in later life, particularly after they are no longer working.  [45:  Australian Bureau of Statistics (ABS), Census of Population and Housing, TableBuilder (2016). Findings based on use of ABS TableBuilder.] 

For lone person households with an indicative income of $54,500, rents are severely unaffordable across the nation’s metropolitan areas, most notably in Sydney and Melbourne at 34% and 44% of income, respectively.[endnoteRef:46] Rents increase to 60% of income or more, for people on the age pension in most metropolitan areas.[endnoteRef:47] The number of affordable rental houses for a single person on the age pension is very limited—with a snapshot finding only at 1.24% of rental listings being affordable.[endnoteRef:48]  [46:  SGS Economics and Planning, ‘Rental Affordability Index (Release Report Quarter 4 2017, SGS Economics and Planning, 2018) 41.]  [47:  SGS Economics and Planning, ‘Rental Affordability Index (Release Report Quarter 4 2017, SGS Economics and Planning, 2018) 23.]  [48:  The snapshot was undertaken on 24 March 2018 by Anglicare where 67,365 properties listed for rent across Australia. Anglicare Australia, ‘2018 Rental Affordability Snapshot’ (Report, Anglicare Australia, 2018) 4.] 

With low vacancy rates and high rents across Australia renters experience competition for rental properties and may be reluctant to request repairs or changes to the property for fear of blacklisting, termination of their lease, or increases in their rent.[endnoteRef:49] This can lead to older people living in inadequate or sub-standard accommodation.  [49:  Choice, National Shelter and National Association of Tenant Organisations, ‘Unsettled: Life in Australia's Private Rental Market’ (Report, 2017) 15.] 

Additional disadvantages or issues of private rental accommodation for older people can include affordability, security of tenure, the logistics and costs of relocating, and the capacity to make home modifications to the property as they age.[endnoteRef:50] For older people, receiving a notice to vacate, rental increases, a breakdown in intergenerational housing arrangements or physical access issues can lead to a housing crisis.[endnoteRef:51]  [50:  Andrew Jones, Martin Bell, Cheryl Tilse and George Earl, ‘Rental Housing Provision for Lower-Income Older Australians’ (Final Report No. 98, Australian Housing and Urban Research Institute, 2007) 48; Maree Petersen, Cameron Parsell, Rhonda Phillips and Gentry White, ‘Preventing First Time Homelessness Amongst Older Australians’ (Final Report No. 222, Australian Housing and Urban Research Institute, 2014) 53–59.]  [51:  Maree Petersen, Cameron Parsell, Rhonda Phillips and Gentry White, ‘Preventing First Time Homelessness Amongst Older Australians’ (Final Report No. 222, Australian Housing and Urban Research Institute, 2014) 39–62.] 

The demand for social and community housing is high and there are often long waiting periods. Currently, 19% of social housing and 16% of community housing tenants are older women.[endnoteRef:52] With an ageing population, increasing numbers of women experiencing housing insecurity will add pressure to an already stressed social housing system. [52:  Australian Institute of Health and Welfare, Housing Assistance in Australia 2017: Social Housing Tenants Data Tables, Excel (2017), Table 7. Findings based on source data.] 

[bookmark: _Toc528764512]Interpersonal relationships
Family instability across a lifetime, whether through loss of a partner, divorce, family breakdown, or domestic and family violence can have a significant impact on women’s housing security. 
Traditional gender roles result in women having increased dependency on the economic security of their partner and family. While women’s workforce participation and contributions to the family budget have increased many older women are not financially independent. In the case of a separation or divorce, these women may experience economic hardship and housing disruptions that are not easily reversed. 
By retirement, a third of women are not in a relationship.[endnoteRef:53] In the immediate years following divorce, women generally experience a decrease in income (while men’s income remains similar) and about 60% of women experience financial hardship in the first year of divorce—unable to pay their mortgage or purchase essential items and reluctant to request financial assistance from friends or community organisations.[endnoteRef:54] Women are also more likely to lose home ownership than men and face multiple barriers when looking to buy other accommodation. [53:  Industry Super Australia, ‘Inquiry into Economic Security for Women in Retirement’, Economic Security for Women in Retirement Inquiry (Submission 74, 2015) 4. 


]  [54:  Australian Institute of Family Studies, The Long Lasting Financial Impacts of Divorce for Women (8 July 2009). At https://aifs.gov.au/media-releases/long-lasting-financial-impacts-divorce-women (viewed 3 August 2018).] 

The effects of divorce or separation can continue into later life.[endnoteRef:55] People who divorce or separate and remain single are about half as likely to own their home after they have turned 50 as those in a relationship.[endnoteRef:56] While re-partnering is the most common way to counteract the economic effects of divorce, women are increasingly less likely than men to re-partner as they age.[endnoteRef:57]  [55:  Andrea Sharam, ‘The Voices of Midlife Women Facing Housing Insecurity in Victoria, Australia’ (2017) 16(1) Social Policy and Society, 49–63; David de Vaus, Matthew Gray, Lixia Qu and David Stanton, ‘The Consequences of Divorce for Financial Living Standards in Later Life’ (Research Paper 38, Australian Institute of Family Studies, 2017) 18–20.]  [56:  Gavin Wood et al., ‘The Implications of Loss of a Partner for Older Private Renters’ (Final Report No. 116, Australian Housing and Urban Research Institute, 2008) 66. ]  [57:  Gavin Wood et al., ‘The Implications of Loss of a Partner for Older Private Renters’ (Final Report No. 116, Australian Housing and Urban Research Institute, 2008) 88–92.] 

The death of a partner can also have an impact on women’s housing, particularly for those renting in the private market. For people relying on a second income to support the rent, mortgage or other housing costs, the death of a spouse can lead to the surviving partner needing to relocate or experiencing financial hardship.[endnoteRef:58]  [58:  Gavin Wood et al., ‘The Implications of Loss of a Partner for Older Private Renters’ (Final Report No. 116, Australian Housing and Urban Research Institute, 2008) 2.] 

Where women may have once moved in with their children in retirement, or after divorce or death of a partner, trends in families having children later in life can limit the capacity for a family to house three generations under one roof. 
There is also a strong intersection between domestic violence and homelessness. Domestic and family violence is the primary reason for 32% of older women seeking specialist homelessness services nationally.[endnoteRef:59] While numbers of women vary across states, the high prevalence of domestic and family violence among those seeking homelessness supports, particularly in Victoria (49% of women) and South Australia (43% of women), highlights the need for holistic and integrated homelessness and domestic violence service responses.[endnoteRef:60]  [59:  Australian Institute of Health and Welfare (AIHW), AIHW Specialist Homelessness Services (SHS) Collection Data Cubes 2011–12 to 2016–17, SHS Demographics National, Data cube (2017). Findings based on use of the data cube.]  [60:  Australian Institute of Health and Welfare (AIHW), AIHW Specialist Homelessness Services (SHS) Collection Data Cubes 2011–12 to 2016–17, SHS Demographics National, Data cube (2017). Findings based on use of the data cube.] 

[bookmark: _Toc5188786]What are the consequences of homelessness?
Women who experience homelessness have poorer outcomes across a range of domains, including physical and mental health, emotional wellbeing, nutritional outcomes, employment outcomes, long-term economic well-being and relationships.[endnoteRef:61] Homeless women are more likely than homeless men to perceive and endure greater safety issues, including sexual victimisation. For women with children, the effects are likely to be intergenerational. [61:  Guy Johnson, David Ribar and Anna Zhu, ‘Melbourne Institute Working Paper Series Working Paper No. 7/17. Women's Homelessness: International Evidence On Causes, Consequences, Coping And Policies’ (Working paper, Melbourne Institute of Applied Economic and Social Research, University of Melbourne, 2017) 15–18.] 

Homelessness can lead to other human rights violations, such as a person’s safety and security, a lack of privacy, discrimination, the right to health and education, and more.[endnoteRef:62] Of course, women have a range of experiences of homelessness; for example, while some single women experience social isolation, many do not. Commonly, however, women may retreat from social networks, feel stigma for being single and are uncomfortable relying on friends for accommodation and support.[endnoteRef:63] [62:  Human Rights & Equal Opportunity Commission, Homelessness Is A Human Rights Issue (2008) 1–2; Philip Lynch and Jacqueline Cole, ‘Homelessness and Human Rights: Regarding and Responding to Homelessness as a Human Rights Violation’ (2003) Melbourne Journal of International Law, 4, 7–27.]  [63:  Andrea Sharam, ‘Going it Alone: Single, Low Needs Women and Hidden Homelessness’ (Research Report, Women’s Information, Support and Housing in the North, 2008) 32, 38.] 

Women use a range of coping strategies to respond or reduce the impacts of homelessness. Common strategies include: reducing expenses; running down any assets they may have; turning to organisations for food and other essentials; drawing on their social and family networks for essential support; and partnering for support and accommodation. 
Homelessness also comes at a significant cost to the community. In 2016–17, the national public expenditure on homelessness services exceeded $800 million and the recurrent expenditure on social and community housing was $3.9 billion.[endnoteRef:64] [64:  Productivity Commission, Report on Government Services: Housing and Homelessness (23 January 2018). At https://www.pc.gov.au/research/ongoing/report-on-government-services/2018/housing-and-homelessness (viewed 28 August 2018).] 

People experiencing homelessness consume more health services and are more likely to be victims and perpetrators of crime than are the general community.[endnoteRef:65] Also, without adequate housing people are less able to make productive contributions to society, such as working, maintaining social relations, volunteering or participating in community activities.  [65:  Ellen Witte, ‘The case for investing in last resort housing’ (MSSI Issues Paper no 10, Melbourne Sustainable Society Institute, the University of Melbourne, 2017) 18-19. ] 

Studies of the consequences, experiences and costs of older women’s homelessness in Australia are limited—and many of those survey relatively small numbers of women. Further studies on the experiences and consequences and costs of older women experiencing and at risk of homelessness are needed to strengthen the evidence base and inform best practice in housing and other services. 
[bookmark: _Toc5188787]The growing risk 
Older women were the fastest growing cohort of homeless people between 2011 and 2016.[endnoteRef:66] In the context of a shortage of affordable housing, an ageing population, declining home ownership levels, and continued and accumulative economic disadvantage experienced by women, the number of women experiencing and at risk of homelessness is expected to continue to increase.  [66:  Australian Bureau of Statistics, Census of Population and Housing: Estimating Homelessness, 2016, Data cube: Excel (2018); Australian Bureau of Statistics, Census of Population and Housing: Estimating Homelessness_2011, Data cube: Excel (2012). Findings based on use of the data cubes. ] 

Making accurate projections about the number of older women at risk of homelessness is challenging due to the range of variables causing older women’s homelessness, limitations on available data and difficulties in defining ‘risk’. The number of older women living in marginal housing and experiencing housing stress provides an indication of people at risk. However these figures do not necessarily account for women living in adequate housing, but are at risk of homelessness in future, for example when they can no longer work. Further research, particularly with single women, is key to informing solutions and reducing the risk of homelessness. 
There are limitations in the data available on the financial profile of single older women who are renting and non-homeowners. However, such information as is available provides useful insights. For example, in 2016:
· Approximately 30% of older women who were renting were employed, and another 2.6% were looking for work.[endnoteRef:67]  [67:  Australian Bureau of Statistics (ABS), Census of Population and Housing, TableBuilder (2016). Findings based on use of ABS TableBuilder.] 

· 45% of older women were spending more than 30% of their income on rent, including 17% of older women spending more than 50% of income on rent.[endnoteRef:68]  [68:  Australian Bureau of Statistics (ABS), Census of Population and Housing, TableBuilder (2016). Findings based on use of ABS TableBuilder. Note: This figure is estimated using the mid-point for rent and income ranges. ] 

· Two-thirds of single older women who are renting have an income of less than $52,000 (less than $1,000 per week). About 23% have an income of between $52,000 to $104,000 (between $1,000 and $2,000 per week), and 11% earn more than $2,000 per week.[endnoteRef:69] [69:  Australian Bureau of Statistics (ABS), Census of Population and Housing, TableBuilder (2016). Findings based on use of ABS TableBuilder.] 

· 18% of single older women (aged 55 and over) were renting.[endnoteRef:70] A third of those were renting from a state or territory housing authority, and 5% from a housing cooperative, community or church group, and the remainder were renting privately through an agent or other landlord.  [70:  Australian Bureau of Statistics (ABS), Census of Population and Housing, TableBuilder (2016). Findings based on use of ABS TableBuilder.] 

· (In 2018) about 78% of single women who do not own their home and are accessing the age pension have less than $100,000 in assets, 16% have between $100,000 but less than $300,000 and 6% have more than $300,000.[endnoteRef:71]  [71:  Department of Human Services, Department of Human Services administrative data (DSS extracts—Blue Book and Income support for Seniors datasets) (Unpublished, 31 March 2018). Note: Data includes recipients of the Age Pension who are determined to be current (i.e. entitled to be paid) or suspended on the Centrelink payment system. 

] 

A range of housing supports are needed to support women into affordable and secure housing. These supports must take their financial circumstances into consideration and may include a range of targeted affordable housing or initiatives to help women buy a home (or part equity in a home), where they have some income and assets. 
[bookmark: _Toc5188788]2       Reducing Older Women’s Homelessness
Initiatives and policies need to address the availability of affordable housing as well as removing other structural barriers in order to advance women’s housing and economic security.[endnoteRef:72] [72:  Australia’s ranking in the World Economic Forum’s Global Gender Gap Index has decreased from 15th in 2006 to 39th in 2018.] 

Mainstream housing support is available to older women. However, many older women fall between the cracks. They may be ineligible or unable to access social, community and affordable housing and not in a position to enter the housing market. The existing and emerging community services supporting older women (and older men) at risk of homelessness into secure housing are often small in scale, have limited geographic coverage, operate with limited funding or are reliant on government funding. 
Older women have varying levels of assets, income, capacity and longevity to work, and a range of housing requirements and preferences. Prevention and early intervention are key.
Housing solutions need to be appropriate and responsive to the individual’s current and future needs, and support ageing in place. For example:
· Women with modest assets and income could leverage their savings to purchase or part-purchase a house. This could include developing and scaling shared equity housing models, rent-to-buy housing, establishing new loan products suited to this cohort or extending homebuyer concessions to this cohort. 
· Women with an income but limited or no assets need better access to secure and affordable rental housing to provide them with the best opportunities to prepare financially for retirement and to age in place.
· Adequate community and social housing would act as a safety net enabling women to age in place safely, with dignity, and free from poverty.
· There is a place for new short-term housing initiatives, for example pop-up housing (see page 26), which may stabilise the housing situation for some women. 
· Older women’s housing and economic security would benefit from increased availability of early information and wrap-around supports. Centralised access to information on housing options, tenancy support and assistance in finding affordable accommodation are critical, as well as links to community and home care services. 
2.1 [bookmark: _Toc5188789]What can be done? 
There are many solutions which could reduce older women’s risk of homelessness. These could include programs to help women buy a home, having more affordable housing stock targeted to older women, optimising the use of existing housing, and providing tailored tenancy and other supports to help women find and sustain appropriate rental accommodation and optimise their financial position as they near retirement.
New developments and models need to consider the housing requirements, and preferences of older women to support them to age in place. Universal design aims to achieve this. The design and location of houses needs to provide accessible, safe, affordable and secure housing, with inclusive access to the community and services. While there are limited studies on the housing needs of older women, one project found that women who have experienced or have been at risk of homelessness are prepared to sacrifice space to have their own private unit but many are open to sharing external spaces such as gardens.[endnoteRef:73] For these women, location, privacy and security of tenure, with the option to age in place, are vitally important.  [73:  Sydney Women’s Homeless Alliance, ‘Older Women’s Studio Development Project: A Co-design Project to Inform Design Guidelines Suitable to the Housing Needs of Single Homeless Older Women’ (Report, Homelessness NSW, 2017) 8.] 

Cross-sector collaborations have been successful in resourcing and developing effective and innovative solutions to support older women at risk—from forming partnerships between property owners or developers and community organisations to house these women, to partnerships and new financial mechanisms to support women into home ownership or to fund new housing for older women. Preventative and cost-effective solutions are vital to reduce the risk of older women’s homelessness and to ensure the level of resources available to address homelessness is sustainable in the long term and directed to the most vulnerable cohorts. 
The following section discusses existing and emerging models of support which could be used to support older women at risk of homelessness. This section is intended to generate discussion across stakeholder groups to explore a range of ideas and options to address older women’s homelessness but is not exhaustive. A range of other policy reform measures could assist—for example, from strengthening tenant’s rights to introducing inclusionary zoning standards and reviewing eligibility and adequacy of existing housing supports for home ownership grants, social and community housing, and rent assistance. 
[bookmark: _Toc528764517]Shared equity models
Under shared equity schemes, a purchaser and equity partner share the costs to purchase a home, so the purchaser can leverage a smaller deposit and lower loan repayments and other ongoing costs to buy a house. In 2016, over 10,000 people were purchasing a dwelling under a shared equity scheme across Australia.[endnoteRef:74]  [74:  Australian Bureau of Statistics, Census of Population and Housing, TableBuilder (2016). Findings based on use of ABS TableBuilder.] 

Shared equity schemes are available through most state governments, and a number of community organisations, with a range of terms and financial arrangements. For example, the equity share held by either party varies across programs; sometimes the equity partner receives a rent component; and parties may share responsibility for property maintenance costs (such as rates, utilities and insurance) or these may be paid by one of the parties. There may also be restrictions on houses for purchase and differing resale conditions. 
There is strong interest from older women with modest assets to enter into shared equity arrangements, however existing shared equity models are typically not aimed at people aged 55 and over.[endnoteRef:75] Shared equity schemes are available in most states and territories through government or private arrangements, however access can be restricted to people in public or community housing, or limit the housing that can be purchased. Eligibility is often contingent on a purchaser being able to secure a loan for their equity share, which may be out of reach for many older women. [75:  Chris Black and Liss Ralston, ‘A Home of One’s Own: Shared Equity Housing for Older Single Women’ (Project Report, Women’s Property Initiatives, 2015) 63. ] 

Shared equity is not appropriate or available for all older women—but for those with modest assets, or who are working, it may provide an opportunity to part-purchase a home. Existing shared equity models should be reviewed and tailored (or new models developed) to suit the needs and circumstances of older women. These programs need to be financially viable for all parties, and consider women’s needs and preferences in the shared equity parameters and housing options. 
Adapting shared equity for older women
Existing shared equity arrangements could be adjusted in a number of ways. These must consider the target cohort’s current and future asset and income profiles, and the overall financial viability of the arrangements. Parameters that could be varied include: 
· Upfront and total equity: Shared equity arrangements tailored for older women could require a higher (yet still modest) deposit and reduce the total equity share being purchased to lower the ongoing costs for older women. Arrangements could allow women to purchase additional equity, or sell some equity in times of hardship. 
· Fixed or flexible equity and loan arrangements: Differing equity and loan arrangements may be needed. Women who are working may be able to purchase additional equity and ‘staircase up’ to full ownership. For other women, a fixed equity percentage, where the equity partner always retains a share, may be more favourable. Having the opportunity to sell some equity may also benefit some buyers, particularly in cases of financial hardship. 
· Rent contributions: Varying arrangements for rent contributions currently exist across shared equity programs. Under government-supported programs, people do not pay rent on the government-owned equity share. However, for other models a rent payment may be needed for the scheme’s financial viability or to encourage investment, particularly for community or privately funded shared equity arrangements. 
· Ongoing maintenance costs: The responsibility for the purchase and ongoing property costs (e.g. land tax, strata, utilities and maintenance) could be shared or paid by one of the parties. Under some existing community programs, ongoing (rent) payments to the equity partner cover these costs. Under government programs owners are responsible for these costs. 
· Point of sale and capital gains/losses: Differing arrangements could apply at the point of sale; however, the timing of the sale should be determined by the purchaser to ensure housing security. The house could be sold on the open market, or the equity partner could be given the first option to repurchase the equity share (at market price). Capital gains (or losses) from the sale of the house could be shared based on each party’s equity share or asymmetrically to account for risk to each party, or other arrangements as agreed.
Other variables may include: 
· Types of housing stock developed or purchased
· Sources of finance and loan terms for both parties 
· Legal and regulatory frameworks
Some examples of existing shared equity models include:
· The WA government operates a shared equity program in partnership with Keystart home loans. Participants are only required to have a small deposit and typically purchase at least 70% of the equity of the property. There is a range of newly built and off-the-plan homes available for purchase, with prices starting from about $140,000 for a 70% share.[endnoteRef:76] [76:  Keystart Home Loans and Government of Western Australia Housing Authority, ‘Shared Home Ownership Frequently Asked Questions’ (Fact sheet, Government of Western Australia, Department of Communities, 2016) 5.] 

· BuyAssist (on behalf of investors) assists people on low and middle income to purchase a dwelling by providing up to 25% of the purchase price. BuyAssist is operated by the National Affordable Housing Consortium, a non-profit organisation. Investors typically invest in a pool of dwellings, with returns based on the value of a property and distributed when a property is sold.[endnoteRef:77] [77:  BuyAssist, Think You Can’t Buy a Home? Think Again (2017). At http://www.buyassistaustralia.com.au/homebuyers/ (viewed 27 August 2018).] 

· Women’s Property Initiatives (WPI) is in the process of establishing a pilot model for single older women. While not strictly a shared equity model, women will invest their equity in the company (of between $100,000 and $300,000).[endnoteRef:78] The women will continue to pay rent, based on their income (and rent assistance) and WPI will take care of ongoing maintenance costs, such as rates. The women will continue to live in the house for as long as they wish and when they leave, they will receive an agreed return on their investment as outlined in the contract.  [78:  Women’s Property Initiatives, Older Women’s Housing Project is moving forward (18 May 2018). At https://wpi.org.au/older-womens-housing-project-moving-forward (viewed 21 May 2018); Sarah Farnsworth, Giving older single women the chance of owning a home, ABC News (18 July 2017).
At http://www.abc.net.au/news/2017-07-18/giving-older-single-women-the-chance-of-owning-a-home/8702582 (viewed 15 June 2018).] 

Appendix A provides shared equity scenarios to demonstrate how potential financial arrangements could work. These scenarios identify potential target groups where shared equity may be viable, noting that the cost of housing, savings, and availability of low or no-cost finance for investment partners may compromise the feasibility of such arrangements.
[bookmark: _Toc528764518]Rent-to-buy
Rent-to-buy schemes provide an entry point to home ownership for people who would otherwise not be able to afford to buy. Under this model a person first rents a home with the intention or option to purchase at a later point in time. 
Australian rent-to-buy properties are available through private arrangements and are considered high risk as they can have unfavourable terms for the purchaser.[endnoteRef:79] These arrangements usually have higher-than-average market rent and are accessed by people unable to save a deposit or secure traditional bank finance. But there are international models and a small number of local ones which are lower risk. These models have transparent rent and purchase arrangements, limited (or no) financial loss to the individual if they decide not to purchase, and are often government-supported. [79:  Australian Housing and Urban Research Institute, 'Rent to buy' in the UK is something quite different in Australia (17 October 2017). At https://www.ahuri.edu.au/policy/ahuri-briefs/rent-to-buy-in-the-uk-is-something-quite-different-in-australia (viewed 20 August 2018); Consumer Action Law Centre Consumer, Fringe Dwellings: The Vendor Finance and Rent-to-Buy Housing Black Market’ (Report, Consumer Action Law Centre, 2016). ] 

Under the United Kingdom rent-to-buy model for example, housing associations are supported to build properties that are leased below market rent (usually 20% less) for up to 5 years.[endnoteRef:80] During this time, tenants can save for a deposit and then look to buy the property at the end of the rental period. If eligible, the house can be purchased under a shared equity arrangement at the end of the tenancy.  [80:  Home Owners Alliance, Buy to Rent: How the Government Can Help You Buy a Home. At https://hoa.org.uk/Advice/Guides-for-Homeowners/i-Am-Buying/Rent-to-Buy/ (viewed 3 September 2018).] 

A small number of Australian models have similar arrangements to the UK model:
· The ‘rent then buy’ model developed in partnership between Investec, Community Housing Limited and the South Australia Government is targeted towards key workers, such as nurses and teachers. Tenants pay 75% of market rent, assisting them to be able to save a deposit, and are eligible to purchase the property within three years.[endnoteRef:81]  [81:  Michael Bleby, Investec to fund inner-Adelaide affordable housing (6 March 2014) Australian Financial Review. At https://www.afr.com/business/construction/investec-to-fund-inner-adelaide-affordable-housing-20140305-ixngo (viewed 15 January 2019).] 

· The Assemble model currently has two housing projects under development in Victoria. Under this model, the future purchaser has a 5–year lease with the option to buy the house at the end of the lease.[endnoteRef:82] Additional services, such as financial coaching is offered to support people with saving and applying for a mortgage. [82:  Assemble Communities, Introducing the Assemble Model (2018). At https://assemblecommunities.com/ (viewed 14 September 2018). ] 

Rent-to-buy could offer an alternative solution to assist older women into long-term secure housing, particularly for those who continue to work. Subsidised and long-term rental accommodation would provide opportunities for older women to save, using this to later purchase (or part-purchase) a home. The viability of these models to support older women would need to consider the cost of development, longevity in the workforce, and appropriate housing.
Appendix B provides examples of how savings could be accrued under a rent-to-buy model. 
Co-housing 
Co-housing could provide another opportunity to increase affordable housing stock for older women for purchasing or renting. It can reduce housing expenses, increase social and community engagement and provide access to more amenities.[endnoteRef:83] The shared amenities in developments can vary; they can be limited, for example, to common gardens or expanded to include common kitchens, laundries, and so forth.  [83:  The Centre for Liveability Real Estate, Guide to Co-housing (23 April 2012). At https://liveability.com.au/liveabilityguides/co-housing-guide/ (Viewed 14 February 2019).] 

While more common internationally, some examples of co-housing models in Australia are outlined below. 
· Nightingale Housing is developing a number of co-housing projects in Victoria.[endnoteRef:84] During the planning stages, there has typically been collaboration with future owners on the design and shared amenities for the development. By creating common spaces, such as laundries, gardens and barbeque areas, and reducing excessive development, by limiting carparks, retaining some raw finishes, this can reduce development and ongoing costs. The projects also include resale arrangements to limit profiteering and increase longer-term affordability for future owners.[endnoteRef:85] [84:  Nightingale, Projects (2018). At http://nightingalehousing.org/nightingale-model-projects/ (viewed 6 August 2018).]  [85:  Nightingale, Frequently Asked Questions (2018). At http://nightingalehousing.org/faq/ (viewed 6 August 2018).] 

· YWCA Canberra provides affordable (rental) co-housing for older women. The properties provide each woman with her own bedroom, ensuite and in one development, a kitchenette. The common areas include dining and lounge rooms, kitchens and storage facilities for the residents, and a guest room is available for the women to invite a guest to stay.[endnoteRef:86] [86:  YWCA Canberra, Betty Searle House. At https://ywca-canberra.org.au/community-services/housing-support-unit/affordable-housing-2/betty-searle-house/ (viewed 14 February 2019); YWCA Canberra, Lady Heydon House. At https://ywca-canberra.org.au/community-services/housing-support-unit/affordable-housing-2/lady-heydon-house-2/ (viewed 14 February 2019).] 

[bookmark: _Toc528764519]Other home buyer assistance 
Other models that could be developed to assist women to purchase a home could include: 
· Extending access to first home buyer concessions across all states and territories to people aged 55 who are purchasing a home to live in which is not necessarily their first purchase.
· Fractional investment models, in which a person owns a share in the home and the right to occupy it, while other investors hold the remaining interest in the property.
· Secondary deferred home loan models that do not incur interest and are repaid when the home is sold or at another agreed time. The Barnett Model, a privately funded example of this model which operates in Victoria, provided a deferred secondary loan to people in social housing to reduce the upfront costs and ongoing mortgage which enabled them to purchase a home.[endnoteRef:87] The secondary loan covered 37% of the market price and is the developer’s equity share in the home. The purchaser finances the remaining portion of the home. [87:  Katrina Raynor, Matthew Palm and Melanie O’Neil, ‘The Barnett Model: Evaluating the Outcome and Scalability of an Affordable Home Ownership Model’ (Final Report, University of Melbourne, 2018) 12.] 

The secondary loan is interest-free and reduces over time (by up to $90,000 over four years). The remaining portion of the secondary loan is not repaid until the point of sale of the dwelling (or after 99 years). The secondary loan was funded by cost savings throughout the development process and foregone profits.[endnoteRef:88] [88:  Katrina Raynor, Matthew Palm and Melanie O’Neil, ‘The Barnett Model: Evaluating the Outcome and Scalability of an Affordable Home Ownership Model’ (Final Report, University of Melbourne, 2018) 13–15, 38.

] 

[bookmark: _Toc528764520]Build-to-rent 
Build-to-rent developments, as a way to provide affordable and general rental housing, are gaining traction in Australia and could play a role in providing affordable rental accommodation to older women.[endnoteRef:89] Benefits of build-to-rent may include establishing long-term and flexible leases to tenants, and as ownership is retained centrally, there are incentives for the development to be built to a high standard and maintained.[endnoteRef:90] While not all build-to-rent developments aim to provide rent below market value, they can be a means to increasing affordable housing stock.  [89:  Australian Housing and Urban Research Institute, Could ‘Build to rent’ create affordable rental housing? (5 December 2017). At https://www.ahuri.edu.au/policy/ahuri-briefs/could-build-to-rent-create-affordable-rental-housing (viewed 15 January 2019).]  [90:  Peter Mares, Build-to-rent: a potential solution to Australia’s housing problem, (16 September 2018) The Sydney Morning Herald. At https://www.smh.com.au/national/build-to-rent-a-potential-solution-to-australia-s-housing-problem-20180904-p501of.html (viewed 15 January 2019). ] 

Internationally, build-to-rent housing, which is also known as multifamily housing, represents a significant proportion of the housing market. In the US, for example, the multifamily market includes 14.5 million units, offering an annual return of about 4.5%.[endnoteRef:91]  [91:  CBRE Multifamily, ‘U.S. Multifamily Housing: A Primer for Offshore Investors’ 4, 6. At http://www.cbre.us/real-estate-services/real-estate-industries/multifamily/us-multifamily-housing-primer (viewed 18 September 2018).] 

To encourage investment in affordable housing, such as build-to-rent models, a draft bill is currently before the Australian Parliament (as at December 2018) to amend the tax legislation for affordable housing. Under the proposed arrangements, resident investors may be eligible for an increased capital gains tax discount of 60%.[endnoteRef:92] To qualify: [92:  Parliament of Australia, Income Tax (Managed Investment Trust Withholding Tax) Amendment Bill 2018 (2018). At https://www.aph.gov.au/Parliamentary_Business/Bills_Legislation/Bills_Search_Results/Result?bId=r6190 (viewed 11 December 2018). ] 

· The property must be managed through a registered community housing provider.
· The property must be provided as affordable housing for at least 3 years.
· Individual investors may invest by holding an ownership interest in affordable housing directly, or through trusts such as managed investment trusts.[endnoteRef:93] [93:  Parliament of Australia, Treasury Laws Amendment (2018 Measures No. 4) Bill 2018, 2018. At https://www.aph.gov.au/Parliamentary_Business/Bills_LEGislation/Bills_Search_Results/Result?bId=r6098 (viewed 15 January 2019).] 

[bookmark: _Toc528764521]Utilisation of existing housing stock
There are underutilised and vacant properties in social and community housing, private dwellings, and retirement villages. Usage of these dwellings could be maximised in a number of ways. 
· Social and community housing could be better utilised through initiatives which, for example, align the size of houses with the growing demand for single-person accommodation. Currently 16.6% of social housing and 7.4% of community housing is underutilised because the property has two or more excess bedrooms.[endnoteRef:94] Developments such as Caggara House in Queensland provided new housing for people over 55 whose houses were too big or difficult to maintain, thereby freeing up larger government houses for families in need.[endnoteRef:95]  [94:  Australian Government Productivity Commission, ‘Report on Government Services 2018, Part G: Housing and Homelessness (Productivity Commission, 2018) Table 18A.32. At https://www.pc.gov.au/research/ongoing/report-on-government-services/2018/housing-and-homelessness/housing (viewed 26 June 2018).]  [95:  Brisbane Housing Company, Caggara House Video (18 February 2016). At https://www.youtube.com/watch?v=zpArAtKjkmc (viewed 5 October 2018). ] 

· Legislative reforms to capital gains tax discounts are before parliament, as discussed in the previous section. The Bill proposes to increase capital gains tax discounts for affordable rental housing which is managed by community housing organisations.[endnoteRef:96] This reform may encourage greater use of existing private dwellings to be used to provide affordable housing.  [96:  Parliament of Australia, Treasury Laws Amendment (2018 Measures No. 4) Bill 2018, 2018. At https://www.aph.gov.au/Parliamentary_Business/Bills_LEGislation/Bills_Search_Results/Result?bId=r6098 (viewed 15 January 2019).] 

· Zoning to allow houses to be easily subdivided could increase the agility and utilisation of existing housing stock. Subdividing a home into two dwellings could provide an owner with access to an income stream from a tenant, or space for a carer to support them to age-in-place.[endnoteRef:97]  [97:  Clare Newton, How can we best design housing for Australia’s ageing population? (20 November 2015). At https://theconversation.com/how-can-we-best-design-housing-for-australias-ageing-population-50304 (viewed 14 February 2019).] 

· The creation of online platforms or home sharing services could help older people to find affordable housing solutions.
· Planning laws could be reviewed and reformed to encourage co-housing and dual occupancy where this is appropriate. Local government has a role to play here. 
· In 2017, approximately 7% of retirement village units were vacant.[endnoteRef:98] Anecdotally, this vacancy rate is driven in part by a reduced demand for different dwelling structures, particularly one-bedroom and studio apartments.  [98:  PwC and Property Council of Australia, ‘2017 PwC/Property Council Retirement Census’ (2017). At http://www.retirementliving.org.au/wp-content/uploads/2017/11/127054715_2017-PwC-Property-Co_v10-17.11.09-Final-Web-Version.pdf (viewed 22 June 2018).] 

Retirement village operators could fill vacancies and support older women into secure and affordable housing by modifying entry fees and payment structures, for example, reducing upfront entry costs and allowing people to pay the remaining contribution progressively. There may also be opportunities for partnerships or philanthropic donations to support women into partially funded ‘donor’ units. 
[bookmark: _Toc528764522]Information and wrap-around supports
Australia’s housing system is complex. Often women do not recognise they are at risk or, by definition, experiencing homelessness and are unaware of services available.[endnoteRef:99] As such, women who could benefit from early supports often do not receive them. [99:  Andrea Sharam, ‘Going it Alone: Single, Low Needs Women and Hidden Homelessness’ (Research Report, Women’s Information, Support and Housing in the North, 2008) 37; Trish Westmore and Shelley Mallett, ‘Ageing in What Place? The Experience of Housing Crisis and Homelessness for Older Victorians’ (Final Report, Hanover Welfare Services, 2011) 40. Kate Paterson, ‘Doorways as a Response to Older Women's Homelessness: An Exploratory Study’ (Final Report, Unpublished, 2018) 10.] 

Clear support pathways, centralised information and new and expanded housing options need developing to provide early and preventative solutions for older women before their housing situation becomes precarious. 
Older women at risk need better access to information and early intervention supports. Some women only need assistance to access suitable and affordable accommodation, and linking to community or home care services, rather than specialised services. However, targeted programs which provide a combination of jobs, skills training and financial support, education and advocacy may assist a proportion of at-risk older women to access or maintain their tenancies and develop financial, workplace or other skills to improve their long-term housing and financial outcomes. These services could be developed or accessed through specialist homelessness services.
[bookmark: _Toc528764523]Examples of other supports which provide information on housing options or assistance to people (not necessarily older women) to access or maintain private rental accommodation are outlined below. 
· Home at Last, by Housing for the Aged Action Group, provides advice and practical housing supports through their telephone and drop-in service.[endnoteRef:100]  [100:  Housing for the Aged Action Group, Home at Last. At https://www.oldertenants.org.au/home_at_last (viewed 15 January 2019).] 

· Bridge the Gap Employment Program (a partnership between Brisbane Housing Company and Second Chance Program) provides a $60 subsidy to assist women receiving Newstart Allowance to afford rent on a studio apartment for up to 12 months.[endnoteRef:101] This offers women renters the opportunity to improve their housing and potentially gain employment, therefore improving their living situation. [101:  Brisbane Housing Company, Additional Support for Women. At http://bhcl.com.au/tenants/current-tenants/additional-support-women/ (viewed 15 January 2019).] 

· Doorway, by Wellways, provides tenancy and coordinated supports, including a rental subsidy, to people with mental health issues who are at risk of or are experiencing homelessness to access and sustain private rental accommodation.[endnoteRef:102] People in the program pay 30% of their income support and rent assistance towards the rent, and Doorway pays the difference for up to 18 months.[endnoteRef:103] An evaluation of Doorway found that one-third of Doorway participants improved their mental health and no longer required case management and clinical services—and the majority of participants achieved stable and secure private rental accommodation for the first time in their lives.[endnoteRef:104] [102:  Wellways, Doorway (2016). At https://www.wellways.org/our-services/doorway (viewed 24 May 2018).]  [103:  Wellways, Doorway (2016). At https://www.wellways.org/our-services/doorway (viewed 24 May 2018).]  [104:  Nous group, ‘Doorway — Summative Evaluation — November 2013’ (Summative Evaluation Report, 2014). At https://www.nousgroup.com/publicly-available-reports/ (viewed 18 May 2018).


] 

Financing initiatives
Government funding and philanthropy have traditionally been key funding sources to develop social and community housing, and homelessness. 
New financial markets and innovative funding models, such as impact investments, bonds or housing funds, social enterprises and equity funds are increasingly being developed to fund socially-focused initiatives. These models could be used to fund, and in some cases, provide ongoing revenue sources to housing developments or initiatives to reduce older women’s risk of homelessness.
Listed investment funds
Future Generation entities operate two funds which provide shareholders with a return on investment while providing ongoing donations to Australian charities.[endnoteRef:105] The fund managers do not charge management or performance fees. Each year, 1% of the each fund’s value (net tangible assets) is donated to the supported charities, with the distribution to each charity determined by shareholders.[endnoteRef:106] [105:  Future Generation, Home (2018). At https://futuregeninvest.com.au/ (viewed 18 September 2018).]  [106:  The allocation of funding to preferred charities is determined by shareholder votes. If an investor holds more than 1 million shares the shareholder can direct their donation voting allocation to any non-profit or charity with a Deductible Gift Recipient status. Future Generation, Future Generation Investment Company (2018). At https://futuregeninvest.com.au/ (viewed 18 September 2018). Future Generation, Future Generation Global Investment Company (2018). At https://futuregeninvest.com.au/ (viewed 18 September 2018). Podcast with Alan Kohler and Louise Walsh, A charitable fund: Future Generations Group (12 September 2018). At https://theconstantinvestor.com/?s=louise+walsh. ] 

Since inception in 2014–2015, the two funds have collectively made charitable donations of over $21 million to Australian charities supporting children at risk and youth mental health.[endnoteRef:107] [107:  Future Generation, Home (2018). At https://futuregeninvest.com.au/ (viewed 18 September 2018).] 

The establishment of an equity fund, similar to the Future Generation entity funds could provide an ongoing stream of funding to invest in organisations with innovative housing supports. For example, this could include organisations providing or developing services tailored to older women to stabilise their housing and provide wrap-around support, such as those described earlier in this paper. 
Partnership models
Partnerships between community housing providers, property developers, financiers, and/or governments can also bring together land, funding and the skills needed to develop new affordable housing solutions (for rent and purchase). This can reduce the upfront costs of development, and may include partners providing discounted or pro bono supports to develop affordable or community housing. The creation of new partnerships across industries could support the development of new affordable housing for older women. 
Examples of a small number of innovative housing projects undertaken in partnerships are below. 
· YWCA developed a ‘pop-up’ shelter for older women in what was previously a nursing home waiting for redevelopment. The building was rented to YWCA for a nominal fee and pro bono support and donated goods were provided by a number of organisations to refurbish the property.[endnoteRef:108]  [108:  Danny Tran, Melbourne's First Pop-up Homeless Shelter Launched to Tackle Housing Affordability Crisis (20 July 2018) ABC news. At: http://www.abc.net.au/news/2018-07-20/melbourne-pop-up-homeless-shelter-launched/10013946 (viewed 20 July 2018).] 

· Led by Launch Housing, the Harris Transportable Housing Project is building a number of transportable houses that will be located on land leased from Victorian roads.[endnoteRef:109] A number of partners have been involved in this project, including philanthropists, state government departments, and design and construction partners. The units are currently under construction and will be transported to multiple sites to provide low-income tenants with safe and affordable housing. [109:  Launch Housing, Harris Transportable Housing Project (2018). At https://www.launchhousing.org.au/harris-transportable-housing-project/ (viewed 25 September 2018).] 

· As part of the Western Australian government’s Affordable Housing Strategy (2010–2020), the government procured a large volume of new, affordable dwellings at discounted rates. This increased the number of affordable dwellings available for purchase, including under a shared equity loan scheme. Stakeholders suggested there may be other cost savings to government as people entered home-ownership, reducing their reliance on other housing assistance, including social housing.[endnoteRef:110]  [110:  Melanie Thomson, et. al., ‘A new approach to delivering shared equity opportunities in Western Australia: a case study evaluation’ (Final Report, AHURI, 2013) 1-7.] 

Social impact investments, bonds and enterprises
Social impact investments, which aim to make a social and financial return, have been used to raise capital funding to address homelessness and to increase community housing stock and homelessness programs.[endnoteRef:111] Backers are typically institutional or private investors, who expect their investments to achieve both financial and social returns.  [111:  Kirsty Muir, et al., ‘Inquiry into social impact investment for housing and homelessness outcomes’ (Final Report no. 299, Australian Housing and Urban Research Institute, 2018) 16.] 

The following examples are impact investments that aimed to increase affordable housing stock or reduce homelessness. 
· Sustain Community Housing secured funds from impact investors to build a mixed development including social and general housing. Four apartments were sold privately and two were retained as social housing. Profits from the sale of the four apartments were reinvested in similar development projects.[endnoteRef:112] Replicating or expanding social impact investment models could increase affordable housing stock for rent or purchase which could be made available to older women. [112:  Impact Investing Australia, Sustain Community Housing – Colyton Project. At https://impactinvestingaustralia.com/case-studies/sustain-community-housing-colyton-project/ (viewed 19 June 2018).] 

· The Aspire Social Impact Bond (SIB) was Australia’s first homelessness bond. It was used to fund the Aspire Program that provided homelessness services. Investors received a return based on the savings to government generated from the outcomes of the Aspire Program.[endnoteRef:113]  [113:  Social Ventures Australia, Aspire SIB, 2019. At https://www.socialventures.com.au/work/aspire-sib/ (viewed 10 October 2018).] 

· A number of community housing providers have also created social enterprises, such as real estate agencies, to generate revenue sources to fund their operations and developments.[endnoteRef:114] [114:  HomeGround Real Estate, Australia’s only not-for-profit property management & real estate agency. At https://www.homegroundrealestate.com.au/ (viewed 15 March 2019); Property Initiatives Real Estate, Real Estate with Purpose. At https://www.propertyinitiatives.com.au/ (viewed 15 March 2019).] 

Low-interest finance 
Governments have established housing funds to provide low-cost finance for community housing and other organisations to develop community and affordable housing as well as some mixed tenure developments and shared equity models. These housing funds are used to generate investment returns that provide an ongoing revenue stream for a range of housing projects. Three key funds include:
· The National Housing Finance and Investment Corporation’s Bond Aggregator[endnoteRef:115] [115:  Australian Government, National Housing Finance and Investment Corporation, Affordable Housing Bond Aggregator (AHBA Loans), 2019. At https://nhfic.gov.au/bond-aggregator/ (viewed 8 August 2018).] 

· NSW Government Social and Affordable Housing Fund[endnoteRef:116] [116:  NSW Government Family and Community Services, Social and Affordable Housing Fund (2018). At https://www.facs.nsw.gov.au/about/reforms/future-directions/reforms/SAHF (viewed 8 August 2018).] 

· Victorian Government Social Housing Growth Fund.[endnoteRef:117] [117:  Victorian Government Health and Human Services, Victorian Social Housing Growth Fund (6 August 2018). At https://dhhs.vic.gov.au/victorian-social-housing-growth-fund (viewed 8 August 2018).] 

Ensuring there is funding dedicated to support new developments for older women is essential. 
2.2 [bookmark: _Toc5188790]What are the next steps? 
Older women’s homelessness will have significant consequences if there are not adequate measures and supports to reduce the number of women at risk.
Innovative housing solutions and supports (including safety net measures such as social housing and rent assistance) are required. These need to be responsive to older women’s needs and financial circumstances in order for women to live in safe, secure and affordable homes, and not in poverty.
Further exploration of emerging, innovative initiatives (such as rent-to-buy and shared equity models) are needed to assist women to leverage their modest assets and capacity to work to achieve home ownership, or part home ownership, if they wish to do so. This could also include innovative and acceptable co-housing models.
Establishing programs which provide older women with holistic, tailored supports and affordable rent, could enable them to stabilise their housing situation, potentially regain employment and accumulate savings while they continue to work. Savings accumulated could potentially then be used to part purchase a home, or provide them with an additional buffer of savings, for their retirement. 
More partnerships between groups such as community organisations, the property and retirement industry, the finance and investment sector and governments could increase the amount of affordable housing for older women. 
New long-term funding sources for these supports and the development of new dwellings for older women could be provided through establishing a dedicated charitable equity fund, new impact investment models and social enterprises. Corporations could also provide financial or in-kind support as a part of their corporate social responsibility. 
We must also continue to challenge and effect change in the economic, structural and cultural barriers which contribute to women’s risk of homelessness in later life. This includes removing barriers to women’s participation in the paid workforce and closing the gender pay gap to enhance women’s financial security over their lifecycle. 
2.3 [bookmark: _Toc5188791]Next steps for the Age Discrimination Commissioner
This paper provides a background to the urgent issue of older women’s homelessness and outlines some possible initiatives to ensure older Australian women have safe and secure housing where they can age in place with dignity.
There is no one solution and for many women social housing is the only answer. However, there are some women who have, to different extents, financial resources and/or the capacity to continue working. Initiatives to assist these women to maximise their financial and work capacity has the potential not only to stabilise their situation but to reduce this group’s likely dependence on the ever-increasing list of those needing social housing.
An adequate standard of living is a human right and its provision requires a multiplicity of innovative solutions and the effort of governments at all levels, the community housing sector, industry, advocates and philanthropy. 
As Age Discrimination Commissioner I have made women at risk of homelessness one of my key priorities. I have met with organisations who are working with, or concerned about, this cohort and am building a team of committed and interested supporters. With this team I am encouraging the development of ways to assist women who find themselves renting and, through misfortune, not able to work or find work, who are likely to run down their resources which may otherwise be used for a longer term solution. Our aim is to: use innovative ways to generate new revenue sources; stabilise these women’s housing situation; offer retraining if necessary; provide assistance to re-enter the workforce; and to assist them to secure their long-term housing.


[bookmark: _Toc5188792]Appendix A: Shared Equity Scenarios
Scenarios: Shared equity 
The following scenarios are examples of differing arrangements which may be appropriate for older women. While these are not highly technical models of shared equity arrangements, they illustrate examples and identify potential target groups where shared equity may be viable. 
The location and cost of housing, financial and employment circumstances of the target cohort, and availability of low or no-cost finance for investment partners may impact the feasibility or limit the target group of such arrangements. Further review of the feasibility of these and other scenarios is needed. 
Key assumptions of these scenarios: 
· The dwelling purchased will be low-cost (between $300,000–$400,000).
· Ongoing costs should be affordable at about 30% of gross income. Ongoing costs include repayments and, if applicable, maintenance costs (such as strata, rates and insurance), estimated to be $200 per fortnight ($5,200 annually) for all scenario). 
· For equity partners, assumptions include that funds are available for investment, or if a loan is required, repayments are less or equivalent to the rent contribution made by the individual. In practice, this may require the equity partner to have access to an income stream, grants or subsidies. 
· The models do not calculate for capital gains or losses, or inflation.

Scenario A1: Purchase of a fixed portion of a dwelling with a home loan
Scenario A1 demonstrates a shared equity arrangement where a fixed amount of equity (75%) is purchased by an individual. To purchase the equity share, it is assumed that a home loan is taken out by the individual with a 10-year loan term.
When an individual has limited time remaining in the workforce, their capacity to repay a home loan may be limited. For a shared equity model to be feasible when the person requires a loan to purchase their equity share, the person may need to already have significant savings relative to the value of the property, or a higher or more stable income to meet the repayments. 
This model is akin to shared equity models developed in partnership with state governments and financiers, noting that under government models a return on the investor’s equity share is not required. Removing the return on investment (ROI) payment modelled in this scenario would increase the affordability for the individual. 
Scenario Parameters
Target group: Women with a moderate to high level of savings, current income of $70,000 or more, and ongoing employment income for about 10 years 
Property cost: $400,000 
Purchaser’s upfront equity: $200,000 + $100,000 loan (assumes 5.4% interest)
Total equity share to be purchased: $300,000 (75%, after purchasing costs)
Initial equity partner investment: $100,000 (25%)
Estimated ongoing costs: Three cost components are modelled under this scenario including, totally repayment costs of about $815 per fortnight. This includes:
· loan repayments (of $500 per fortnight based on a 10-year loan term and 5.2% interest rate) 
· a ROI to the equity partner of $115 per fortnight (based on a 3% ROI used for the purpose of the model) 
· maintenance costs (e.g. strata, rates and insurance) estimated at about $200 per fortnight.
Capital gains at point of sale: Under this scenario, capital gains could be split proportionately to the equity share of each party, where the individual would receive 70% of the gains in line with their proportion of ownership. Capital gains or losses are not illustrated for the purpose of this model. 
Purchasing additional equity: There may be circumstances where the individual comes into some additional funds, for example, if they receive an inheritance or gain access to accumulated superannuation funds. If superannuation savings (limited to that accrued over the 10-year period) were used to purchase additional equity, this could purchase approximately $40,000–$60,000, assuming a 5% investment returns per annum after fees and tax. In doing so, this could increase the ongoing affordability after the 10-year period (as a lesser amount would be provided to the investor); however, also noting that the majority of ongoing costs relate to maintenance costs (e.g. rates, strata). 

Affordability: Using an assumption that housing costs of 30% or less of gross income is affordable (including ongoing maintenance estimate costs for rates and strata), this scenario would be affordable across the 10–year period for women with income of 70k or more. After 10 years, the loan is repaid and the individual owns 70% of the dwelling. If, from this time onwards, the individual’s income was the Age Pension, the ongoing costs of $315 would represent 34% of their income. 
Affordability by income while repaying loan (based on ongoing costs of $815 per fortnight)
	
	Income: $60k (pre-tax)
	Income: $70k (pre-tax)
	Income: $80k
(pre-tax)
	Income: $90k
(pre-tax)

	Fortnightly income
	$2,307
	$2,692
	$3,077
	$3,462

	Estimated ongoing costs as a percentage of income
	35%
	30%
	26%
	24%


Ongoing affordability (after 10 year loan repayment, based on $315 per fortnight)
	
	Age Pension (Single)[endnoteRef:118] [118:  The Age Pension figure used is the single rate including supplements, current at 5 December 2018. Australian Government, Department of Human Services, Age Pension Payment rates. At https://www.humanservices.gov.au/individuals/services/centrelink/age-pension/eligibility/payment-rates (viewed 10 December 2018). ] 

	Income: $40k (pre-tax)

	Fortnightly income
	$916
	$1,538

	Fixed ongoing costs as a percentage of income
	34%*
	21%


*Note: If a ROI was not required on the investor’s equity share (or was reduced over time, for example, in line with additional equity purchased), the estimated ongoing costs would reduce and would become more affordable for a single person on the Age Pension. 
Scenario A2: Purchase of a fixed share of equity upfront (no further equity purchased)
Scenario A2 demonstrates a shared equity arrangement where a fixed amount of equity is purchased by an individual. The individual pays an ongoing amount to the investor party for combined rent and maintenance costs. 
Target group: Women with modest savings and/or superannuation (for example, between $150,000 and $300,000, after purchasing costs)
Property: $300,000
Purchaser’s equity: $150,000 (50%, after purchasing costs)
Equity partner investment: $150,000
Estimated ongoing costs: One ongoing cost component is modelled under this scenario, which combines both a rent component and ongoing maintenance costs at 30% of the Age Pension ($272 per fortnight). If a leasehold model was used (wherein the individual does not own the property, but invests in the investor’s company), they may be eligible to receive Rent Assistance. 
Capital gains: Under this scenario, capital gains could be shared proportionately to each party’s equity share, or at a different ratio to recognise the equity partner’s higher risk and expenses incurred. Capital gains or losses are not illustrated for the purpose of this model. The chart below assumes a 3% capital gain per annum, shared equally, in line with the 50% ownership of each party. 


Affordability: As the rent and maintenance contribution is determined as a fixed proportion of the individual’s income, this is affordable over time. However, if an individual had responsibility for ongoing costs, it would not be affordable for a woman if her only income is the Age Pension.
Affordability by income level (based on ongoing costs of $272 per fortnight)
	
	Age Pension
	Income: $40k (pre-tax)
	Income: $50k (pre-tax)
	Income: $60k
(pre-tax)

	Fortnightly income
	$916
	$1,538
	$1,923
	$2,307

	Fixed ongoing costs as a percentage of income
	30%
	30%
	30%
	30%

	If individual is responsible for ongoing costs (3% + ongoing costs estimated at $200 per fortnight)
	41%
	24%
	19%
	16%




Scenario A3: Purchase of a share of equity, with additional equity is purchased from the equity partner over time 
Scenario A3 demonstrates a shared equity arrangement where a fixed amount of equity is purchased by an individual upfront. Additional equity is then purchased directly from the investment partner over time, up to 65% of the original value and a rent component to the investor on their remaining equity portion. 
A key requirement of this model would be having investors with access to capital or very low cost finance, willing to take a small ROI.
Target group: Women with modest savings (for example, between $150,000 and $300,000) and income of about $60,000–$70,000 per annum.
Property: $350,000
Purchaser’s upfront equity: $140,000 (40%, after purchasing costs) 
Total equity share to be purchased: 65% (additional equity is purchased from the equity partner)
Equity partner investment: $210,000
Additional equity purchased: 4% per annum (fixed amount per year)
Estimated ongoing costs: Three cost components are modelled under this scenario, with total costs of about $765 per fortnight, as follows: 
· purchase of additional equity and a rent component on the investment partner’s equity share. In the first year, 4% of the original value of the property is purchased and a nominal 3% ‘rent’ component is paid to the investor, totalling $565. In subsequent years, the individual continues to pay a total of $565 per fortnight to the investor, which includes a 3% rent contribution based on the investor’s equity share. As the investor’s equity share reduces over time, less of this money will go towards paying a rent contribution, and a larger share will go to purchasing additional equity. 
· maintenance costs (e.g. strata, rates and insurance) estimated at about $200 per fortnight ($5,200 annually).
After 10 years of purchasing additional equity, the individual owns a 65% share of the home. The ongoing costs reduce as no further equity is being purchase. The new ongoing costs include the 3% ROI per annum to the investor and maintenance costs, at a total of $340 per fortnight under this scenario.
Capital gains: Under this scenario, capital gains could be shared proportionately to each party’s equity share or as otherwise agreed (not reflected in the chart).


Affordability: Assuming that housing costs of 30% or less would be affordable (including ongoing maintenance estimate costs for rates and strata), this scenario would be affordable for women with income of over $60,000 over the 10-year period where additional equity in the home is purchased.
If after the 10-year period, the individual’s only income source was the Age Pension, the ongoing costs of $340 per fortnight would represent 37% of the age pension. While this exceeds 30% of income, is should be noted that the majority of these ongoing costs relate to maintenance costs, such as strata and rates. 
Affordability by income while purchasing additional equity (based on ongoing costs of $765 per fortnight)
	
	Income: $50k
(pre-tax)
	Income: $60k (pre-tax)
	Income: $70k
(pre-tax)

	Fortnightly income
	$1,923
	$2,307
	$2,692

	Estimated ongoing costs as a percentage of income
	40%
	33%
	28%


Ongoing affordability once the individual owns 65% of equity (based on ongoing costs of $341 per fortnight)
	
	Age Pension
	Income: $40k (pre-tax)

	Fortnightly income
	$916
	$1,538

	Fixed ongoing costs as a percentage of income
	37%
	22%


[bookmark: _Toc870019]Scenario A4: Progress purchase of entry fees for retirement living 
Scenario A4 demonstrates how a shared equity-like arrangement could potentially be used to progressively purchase the entry contribution to a retirement living setting (e.g. a retirement village or lifestyle village). A proportion of the entry contribution is purchased upfront by an individual. Additional payments are made over time to increase the portion of the entry contribution purchased. A ROI is paid on the portion of the entry contribution owing and will reduce over time, as this decreases. 
This scenario assumes that after seven years of purchasing additional equity, a circumstance arises where this is no longer viable (e.g. where the individual is unable to continue to work). After this seven year period, the individual continues to pay the rent component on the outstanding entry contribution. 
As the dwelling purchased is assumed to be in a retirement village (or lifestyle village with a land-rent scheme), it is assumed the individual will be eligible for Rent Assistance, if eligible for the Age Pension. 
It should be noted that retirement villages generally have deferred management fees upon exiting the village. Under these circumstances, the capital investment made by the individual will not be fully preserved if they leave the village. 
Target group: Women with less equity (e.g. about $50,000–$100,000) and income of about $40,000–$60,000
Property: $200,000
Purchaser’s upfront equity: $70,000 (35%, after purchasing costs) 
Equity partner investment: $130,000 
Additional equity purchased: 3% per annum (for first 7 years)
Estimated ongoing costs (while purchasing additional equity): Three cost components are modelled under this scenario, with total repayment costs of about $500 per fortnight, as follows: 
· Purchase of additional equity (modelled as 3% purchase per annum or $150 per fortnight from the original value of the dwelling) 
· A ROI paid to the investor (or a service) at 3% per annum on the portion of the entry contribution owing, approx. $150 per fortnight. Each year this will reduce as the investor’s equity share reduces. 
· Maintenance costs (which could also represent a service fee in a retirement village setting for example) of $200 per fortnight. 
Capital gains: Under this scenario, capital gains could be shared proportionately to each party’s equity share or as otherwise agreed at the point of sale (not reflected in the chart).

Affordability: Assuming that housing costs of 30% or less of pre-tax income would be affordable (including ongoing maintenance estimate costs for rates and strata), this scenario would be affordable for women with income over $40,000 for the period that additional equity is being purchased (at $500 per fortnight). After the 8 year period, the rent component has reduced to $118 per fortnight (as the investor’s equity share has decreased), and the maintenance costs as assumed to remain at $200 per fortnight. The combined ongoing costs are equal to 30% of the current Age Pension and Rent Assistance rates combined. If a person purchased equity for fewer years, the ongoing costs would be higher.
Affordability by income (based on ongoing costs of about $500 per fortnight for years 1–7; and $318 per fortnight thereafter)
	
	Age Pension with Rent Assistance
	Income: $40k
(pre-tax)
	Income: $50k (pre-tax)
	Income: $60k
(pre-tax)

	Fortnightly income
	$1,052
	$1,538
	$1,923
	$2,307

	Estimated ongoing costs as a percentage of income: Years 1 to 7
	48%
	33%
	26%
	22%

	Estimated ongoing costs as a percentage of income: Years 8 and onwards
	30%
	
	
	


[bookmark: _Toc5188793]Appendix B: Rent-to-buy Scenarios
These scenarios demonstrate how a rent-to-buy model, based on the two-phase UK rent-to-buy model, could assist a person into partial home ownership. For more information on the UK model, see Section 1.3. 
Under this model, a person would receive discounted rent which would assist them to accrue additional savings, with which they could part-purchase a dwelling. The discounted rate of rent, for example, could be 20% less than the market rate. Alternatively, rent could be charged in line with community housing rates, at 30% of a person’s gross income; however, this typically would result in a person accumulating less savings over the same period. 
The target group of women would have stable income and the potential to purchase (or part-purchase) the dwelling after five years based on their existing savings, and those accumulated while paying discounted rent.
Key assumptions: 
· The rental yield is based on yields for apartments in the relevant capital city.[endnoteRef:119] [119:  Domain, Domain House Price Report (March 2018). At https://www.domain.com.au/product/house-price-report-march-2018/ (viewed 10 December 2018). Figures are based on data for the March 2018 quarter. 




] 

· The discounted rent is 20% than the market rent (based on the average rental yield for the city). 
· Living expenses (after rent) are estimated to be $1,060 per fortnight.[endnoteRef:120] [120:  The value of living expenses after rent at $1,060 is informed by two sources. The first is the Association of Superannuation Funds of Australia (ASFA) retirement living standard. For a modest lifestyle a single retiree around 65 years old requires $27,595 per annum ($1,061 per fortnight). Source: ASFA, ‘ASFA Retirement Standard’ (2018). At https://www.superannuation.asn.au/resources/retirement-standard (viewed 10 December 2018). The second source used to inform the estimate was the ABS Household Expenditure Survey 2015–16 data. Living expenses (after current housing costs) are estimated to equal $542 per week ($1,084 per fortnight). Source: Australian Bureau of Statistics, 6530.0 Household Expenditure Survey Australia: Summary of Results 2015-16, Data sourced from data cube: Household composition, Table 9.2 and 9.3A.
121 Australian Bureau of Statistics (ABS), Census of Population and Housing: Estimating homelessness: State and territory of usual residence, Sex by age of person, 2016, Data cube: Excel spreadsheet, Cat. No. 2049.0; Australian Bureau of Statistics, Population Projections, Australia, 2012–2101: Population Projections, Australia, by Age groups Customise, ABS.Stat (Beta), (extracted 25 September 2018. Findings based on series B projections); Ross Clare, ‘Superannuation Account Balances by Age and Gender’ (Report, The Association of Superannuation Funds of Australia Research and Resource Centre, 2017) 5; Australian Institute of Health and Welfare, Housing Assistance in Australia 2017: Social Housing Tenants Source Data Tables and Supplementary Data Tables, Table 7, Excel (2017); Australian Bureau of Statistics, Census of Population and Housing, TableBuilder (2016). Findings based on use of ABS TableBuilder. Note: This figure is estimated using the mid-point for rent and income ranges; Department of Human Services, Department of Human Services administrative data (DSS extracts—Blue Book and Income support for Seniors datasets) (Unpublished, 31 March 2018).] 

· This model does not factor in investment returns accrued on their savings or inflation. 

Phase 1: Rent phase 
	

	Scenario B1
	Scenario B2
	Scenario B3

	City
	Melbourne
	Brisbane
	Sydney

	Dwelling value
	$350,000
	$300,000
	$500,000

	Rental yield
	4.47%
	5.06%
	3.85%

	Market rent
	$602
	$584
	$740

	Discounted fortnightly rent
	$481
	$467
	$592

	Notional five-year saving due to discounted rent (difference in market rate and discounted rent)
	$15,645
	$15,180
	$19,250

	Annual income
	$70,000
	$60,000
	$85,000

	Fortnightly after-tax income
	$2,086
	$1,836
	$2,465

	Estimated fortnightly living expenses
	$1,060
	$1,060
	$1,060

	Fortnightly savings 
(Income, minus rent and living expenses)
	$545 per fortnight ($14,160 per annum)
	$309 per fortnight ($8,032 per annum)
	$813 per fortnight ($21,130 per annum)

	Savings over 5 years 
	$70,800
	$40,160
	$105,650

	Percentage deposit saved (savings over dwelling value)
	20%
	13%
	21%


In contrast to the above scenarios, if the rent charged was equal to 30% of a person’s gross income, the savings accumulated over 5 years would be $28,392 for scenario B1; $10,907 scenario B2 and $55,159 for scenario B3. 
Phase 2: Buy phase
Using savings accumulated across the rent phase (and other savings), women may then be able to enter into a shared equity model, such as those outlined in Appendix A above. 
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6,866 older women were homeless in 2016


Population of women aged 55 and over:
2012: 2.9m
2050: 6.0m


45% of older women who rent spend more than 30% of their income on rent


Superannuation at retirement (average)
Women: $157,050
Men: $270,710


18% of single older women are renting


Two-thirds of single women on the Age Pension who do not own their home have less than $50,000 in assets


Older women make up:
19% of social housing; and 
16% of community housing tenants 


Quick Facts*


* See endnote 121













Contributing factors to homelessness


Economic disadvantage


Unexpected crisis


Housing stress and instability


Family breakdown, including domestic violence


Workforce participation trends


Personal factors










Shared equity model

Individual equity	Purchase	1	2	3	4	5	6	7	8	9	10	105000	105000	105000	105000	105000	105000	105000	105000	105000	105000	105000	Purchased equity	Purchase	1	2	3	4	5	6	7	8	9	10	0	8715	17430	26145	34860	43575	52290	61005	69720	78435	87150	Investment partner equity	Purchase	1	2	3	4	5	6	7	8	9	10	105000	96285	87570	78855	70140	61425	52710	43995	35280	26565	17850	Value	Purchase	1	2	3	4	5	6	7	8	9	10	210000	210000	210000	210000	210000	210000	210000	210000	210000	210000	210000	% Equity Partner	Purchase	1	2	3	4	5	6	7	8	9	10	0.5	0.45850000000000002	0.41700000000000004	0.37549999999999994	0.33399999999999996	0.29249999999999998	0.251	0.20950000000000002	0.16800000000000004	0.12649999999999995	8.4999999999999964E-2	% Purchased Equity (relative to value)	Purchase	1	2	3	4	5	6	7	8	9	10	0	9.0512540894220284E-2	9.9520383693045569E-2	0.11051930758988016	0.12425149700598802	0.14188034188034188	0.16533864541832669	0.19809069212410502	0.24702380952380953	0.32806324110671936	0.48823529411764705	% Base Equity	Purchase	1	2	3	4	5	6	7	8	9	10	0.5	0.5	0.5	0.5	0.5	0.5	0.5	0.5	0.5	0.5	0.5	Individual Total Equity	Purchase	1	2	3	4	5	6	7	8	9	10	105000	113715	122430	131145	139860	148575	157290	166005	174720	183435	192150	% Total Equity (Base plus purchased)	Purchase	1	2	3	4	5	6	7	8	9	10	0.5	0.54149999999999998	0.58299999999999996	0.62450000000000006	0.66600000000000004	0.70750000000000002	0.749	0.79049999999999998	0.83199999999999996	0.87350000000000005	0.91500000000000004	Purchased equity (annual, non-cumulative)	Purchase	1	2	3	4	5	6	7	8	9	10	0	8715	8715	8715	8715	8715	8715	8715	8715	8715	8715	Years



Scenario A1

Individual upfront equity	Purchase	1	2	3	4	5	6	7	8	9	10	200000	200000	200000	200000	200000	200000	200000	200000	200000	200000	200000	Years	Purchase	1	2	3	4	5	6	7	8	9	10	0	1	2	3	4	5	6	7	8	9	10	Loan	Purchase	1	2	3	4	5	6	7	8	9	10	100000	91917	83697	75024	65872	56217	46029	35280	23938	11972	0	Purchased equity	Purchase	1	2	3	4	5	6	7	8	9	10	0	8083	16303	24976	34128	43783	53971	64720	76062	88028	100000	Investment partner equity	Purchase	1	2	3	4	5	6	7	8	9	10	100000	100000	100000	100000	100000	100000	100000	100000	100000	100000	100000	



Scenario A2

Individual equity	Purchase	1	2	3	4	5	6	7	8	9	10	150000	150000	150000	150000	150000	150000	150000	150000	150000	150000	150000	Purchased equity	Purchase	1	2	3	4	5	6	7	8	9	10	0	0	0	0	0	0	0	0	0	0	0	Investment partner equity	Purchase	1	2	3	4	5	6	7	8	9	10	150000	150000	150000	150000	150000	150000	150000	150000	150000	150000	150000	Value	Purchase	1	2	3	4	5	6	7	8	9	10	300000	300000	300000	300000	300000	300000	300000	300000	300000	300000	300000	% Equity Partner	Purchase	1	2	3	4	5	6	7	8	9	10	0.5	0.5	0.5	0.5	0.5	0.5	0.5	0.5	0.5	0.5	0.5	% Purchased Equity (relative to value)	Purchase	1	2	3	4	5	6	7	8	9	10	0	0	0	0	0	0	0	0	0	0	0	% Base Equity	Purchase	1	2	3	4	5	6	7	8	9	10	0.5	0.5	0.5	0.5	0.5	0.5	0.5	0.5	0.5	0.5	0.5	Individual Total Equity	Purchase	1	2	3	4	5	6	7	8	9	10	150000	150000	150000	150000	150000	150000	150000	150000	150000	150000	150000	% Total Equity (Base plus purchased)	Purchase	1	2	3	4	5	6	7	8	9	10	0.5	0.5	0.5	0.5	0.5	0.5	0.5	0.5	0.5	0.5	0.5	Purchased equity (annual, non-cumulative)	Purchase	1	2	3	4	5	6	7	8	9	10	0	0	0	0	0	0	0	0	0	0	0	



Scenario 3

Individual upfront equity	Purchase	1	2	3	4	5	6	7	8	9	10	140000	140000	140000	140000	140000	140000	140000	140000	140000	140000	140000	Purchased equity	Purchase	1	2	3	4	5	6	7	8	9	10	0	8400.0000000000018	17052.000000000004	25963.560000000005	35142.466800000009	44596.740804000015	54334.643028120016	64364.68231896362	74695.622788532535	85336.491472188514	96296.586216354175	Investment partner equity	Purchase	1	2	3	4	5	6	7	8	9	10	210000	201600	192948	184036.44	174857.53320000001	165403.259196	155665.35697187998	145635.31768103639	135304.37721146748	124663.5085278115	113703.41378364584	Value	Purchase	1	2	3	4	5	6	7	8	9	10	350000	350000	350000	350000	350000	350000	350000	350000	350000	350000	350000	% Equity Partner	Purchase	1	2	3	4	5	6	7	8	9	10	0.6	0.57600000000000007	0.55127999999999999	0.52581840000000002	0.49959295199999998	0.47258074055999999	0.44475816277679991	0.41610090766010399	0.38658393488990705	0.3561814529366043	0.32486689652470235	% Purchased Equity (relative to value)	Purchase	1	2	3	4	5	6	7	8	9	10	0	4.1666666666666678E-2	4.4841097083151947E-2	4.8422801484314743E-2	5.2493630854904459E-2	5.71589341706795E-2	6.2556643389056019E-2	6.8870926713058167E-2	7.6353335217105814E-2	8.535672394686436E-2	9.6391958512525036E-2	% Base Equity	Purchase	1	2	3	4	5	6	7	8	9	10	0.4	0.4	0.4	0.4	0.4	0.4	0.4	0.4	0.4	0.4	0.4	Individual Total Equity	Purchase	1	2	3	4	5	6	7	8	9	10	140000	148400	157052	165963.56	175142.46679999999	184596.740804	194334.64302812002	204364.68231896361	214695.62278853252	225336.4914721885	236296.58621635416	% Total Equity (Base plus purchased)	Purchase	1	2	3	4	5	6	7	8	9	10	0.4	0.42399999999999999	0.44872000000000001	0.47418159999999998	0.50040704800000002	0.52741925944000001	0.55524183722320009	0.58389909233989601	0.61341606511009295	0.6438185470633957	0.67513310347529765	Purchased equity (annual, non-cumulative)	Purchase	1	2	3	4	5	6	7	8	9	10	0	8400.0000000000018	8652.0000000000018	8911.5600000000013	9178.9068000000007	9454.2740040000026	9737.9022241200018	10030.039290843602	10330.94046956891	10640.868683655977	10960.094744165657	



Scenario 4

Individual equity	Purchase	1	2	3	4	5	6	7	8	9	10	70000	70000	70000	70000	70000	70000	70000	70000	70000	70000	70000	Purchased equity	Purchase	1	2	3	4	5	6	7	8	9	10	0	3900	7800	11700	15600	19500	23400	27300	27300	27300	27300	Investment partner equity	Purchase	1	2	3	4	5	6	7	8	9	10	130000	126100	122200	118300	114400	110500	106600	102700	102700	102700	102700	Value	Purchase	1	2	3	4	5	6	7	8	9	10	200000	200000	200000	200000	200000	200000	200000	200000	200000	200000	200000	% Equity Partner	Purchase	1	2	3	4	5	6	7	8	9	10	0.65	0.63050000000000006	0.61099999999999999	0.59150000000000003	0.57200000000000006	0.55249999999999999	0.53299999999999992	0.51350000000000007	0.51350000000000007	0.51350000000000007	0.51350000000000007	% Purchased Equity (relative to value)	Purchase	1	2	3	4	5	6	7	8	9	10	0	3.0927835051546393E-2	3.1914893617021274E-2	3.2967032967032968E-2	3.4090909090909088E-2	3.5294117647058823E-2	3.6585365853658534E-2	3.7974683544303799E-2	0	0	0	% Base Equity	Purchase	1	2	3	4	5	6	7	8	9	10	0.35	0.35	0.35	0.35	0.35	0.35	0.35	0.35	0.35	0.35	0.35	Individual Total Equity	Purchase	1	2	3	4	5	6	7	8	9	10	70000	73900	77800	81700	85600	89500	93400	97300	97300	97300	97300	% Total Equity (Base plus purchased)	Purchase	1	2	3	4	5	6	7	8	9	10	0.35	0.3695	0.38900000000000001	0.40849999999999997	0.42799999999999999	0.44750000000000001	0.46700000000000003	0.48649999999999999	0.48649999999999999	0.48649999999999999	0.48649999999999999	Purchased equity (annual, non-cumulative)	Purchase	1	2	3	4	5	6	7	8	9	10	0	3900	3900	3900	3900	3900	3900	3900	0	0	0	
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