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Please find a brief submission below on behalf of Broken Hill City Council to the NSW Legislative 

Assembly Select Committee regaarding essential worker housing in New South Wales.  

Key points:  

* New essential worker housing is critical for Broken Hill to avoid a housing crisis for essential 

workers  

* New housing should ideally be medium/high density to accommodate younger working 

professionals and those not looking to live in the city long-term  

* Council would welcome partnering with Government departments to create a new multi-level 

apartment building for Essential Workers.  

Broken Hill is currently experiencing a housing crisis due to a number of internal and external factors 

which is impacting on housing availability for essential workers. A brief summary of these factors can 

be found below. Further information on many of the points below and other housing-related issues 

can be found in Council's Housing Review and Liveability Strategy (attached).  

Poor condition of existing housing stock 

The majority of housing stock in Broken Hill is aged 50 years and over. As of 2022, the city had 7,30 

dwellings, with 1,528 of those vacant. While that vacancy number may seem large at face value, the 

low rate of vacant properties available on the rental market, the poor quality of housing available for 

rental and purchase, and a considerable number of properties identified as unhabitable are major 

issues. Many houses are simple wood and iron structures previously inhabitated by mining families. 

Council previously wrote to every resident in the city urging them to sell or renovate their property 

to ensure housing is available for key workers and other people looking to move to the city for work. 

Feedback from home owners showed that many were unable to renovate due to a number of 

reasons including a shortage of tradespeople and the presence of asbestos or other hazardous 

materials which would cause renovation or demolition to be prohibitively expensive.  

Council has compiled a roster of vacant land land and propertiers and the contact details of owners. 

This is passed onto developers upon request, however these are only individual parcels of land, and 

developers generally require several blocks of adjacent land to undertake any large scale housing 

developments.  

Burgeoning industry 

There are a number of major mining developments that are set to ramp up in the Broken Hill region 

over the next 1-5 years including Hawsons Mine, Cobalt Blue Mine, and the Hydrostor project which 

will create around 2,500 jobs during construction and approximately 900 ongoing jobs. All companies 



have indicated a preference for a workforce based out of Broken Hill where possible, which will put 

on even greater strain on the housing market in the years ahead.  

Housing type suitability 

95% of all dwellings in the city are separate houses, with approximately 94% having three or more 

bedrooms. Many of these houses have multiple sheds and/or large yards that require significant 

upkeep. While this may be ideal for larger families, many working professionals and younger people 

require less space and would prefer not to maintain a yard and be burdened with the costs that 

come with buying purchasing and maintaining a large plot of land.  

Land availability 

All Crown land in and around Broken Hill is affected by Native Title and its associated legal 

technicalities, making it extremely difficult for Council to open up any new greenfield sites for 

housing developments in a timely fashion. Council also does not have the resources to compulsorily 

acquire land to make available for new housing.  

Other items of note:  

Council embarked on a plan to ease the housing pressures faced by essential workers by looking to 

partner with the Government to construct a multi-storey apartment block in the CBD. Unfortunately 

the sale of the land to house this project fell through. Despite this setback, Council remains keen to 

pursue this project with the Government if suitable arrangements can be made and there is 

sufficient interest from all parties.  

Further information on this project and its potential impact on essential worker housing can be 

found below: 

 https://www.brokenhill.nsw.gov.au/Community/News-articles/Council-eyes-key-worker-housing 

 https://www.brokenhill.nsw.gov.au/Community/News-articles/Iceworks-project-shelved 

 

https://www.brokenhill.nsw.gov.au/Community/News-articles/Council-eyes-key-worker-housing
https://www.brokenhill.nsw.gov.au/Community/News-articles/Iceworks-project-shelved
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Acknowledgement of Country 

In the spirit of reconciliation, Astrolabe Group Acknowledges the Barkandji Traditional Owners of 

Country across Far West NSW and their continuing connections to land waters and community. We 

show our respect to elders past and present. We acknowledge that we stand on Country which was 

and always will be Aboriginal Land.   

 

About Astrolabe Group 

Astrolabe Group are the recognised experts in urban growth and change management with a 

uniquely empathetic approach to client and community. 

This report was prepared for the Department of Planning and Environment, in partnership with 

Broken Hill City Council. In preparing the report, Astrolabe has made every effort to ensure the 

information included is reliable and accurate. Astrolabe is unable to accept responsibility or liability 

for the use of this report by third parties. 

Purpose of document 

This document has been to assist in the preparation and consideration of the Far West Regional 

Plan 2041 and to help Broken Hill City Council to develop their liveability and housing strategy.  

Astrolabe has conducted site visits and interviews, undertaken desktop research, and reviewed 

census data in providing feasibility analysis and considerations for the two above-mentioned 

strategic documents.  

Image Disclaimer 

Photos used throughout this report were sourced through and belong to Broken Hill City Council. 



Broken Hill Housing Review: Department of Planning and Environment 3 

 

 

Contents 
Overview ........................................................................................................................................... 4 

Introduction ....................................................................................................................................... 7 

SECTION ONE: Understanding Broken Hill's housing dynamics ..................................................... 11 

Housing demand ............................................................................................................................. 13 

Housing supply ................................................................................................................................ 33 

Land use and ownership ................................................................................................................. 40 

Housing market and supply chain ................................................................................................... 47 

Local housing ecosystem ................................................................................................................ 56 

SECTION TWO: Opportunities and recommendations .................................................................... 57 

Recommendation 1: Workstreams to increase housing supply ....................................................... 59 

Recommendation 2: Monitor demand drivers .................................................................................. 76 

Recommendation 3: Establish a collective impact operation model ................................................ 77 

SECTION THREE: Next steps......................................................................................................... 86 

Implementation roadmap ................................................................................................................. 87 

Appendix A: Stakeholders interviewed ............................................................................................ 88 

Appendix B: Major Project Workforce Projections ........................................................................... 89 

Appendix C: Potentially vacant premises ........................................................................................ 91 

Appendix D: Property owner survey ................................................................................................ 92 

Appendix E: Feasibility analysis assumptions ................................................................................. 96 
 

 
  



Broken Hill Housing Review: Department of Planning and Environment 4 

 

Overview 

The challenge 

Broken Hill currently has over 8000 dwellings, and historically serviced a much larger population – 

with the town hitting its population peak in the 1970s. Despite this, the City of Broken Hill is currently 

experiencing housing pressures. Broken Hill City Council and the NSW Government recognise that 

interventions are needed to ensure supply can meet the changing demand. The prospect of new 

mining projects commencing operations in Broken Hill in the coming years has impacted who is 

demanding housing in Broken Hill, and how many people are interested in the market. This, 

together with existing local conditions, is placing extra stress on the housing system and is creating 

a sense of urgency to understand and alleviate local housing pressures. This is important for the 

economic and social wellbeing of the city and its community.  

Broadly, Broken Hill’s housing dilemma can be summarised as: 

 Existing housing stock has not been adequately maintained and renewed  

 Significant number of vacant dwellings 

 Constraints on the market’s capacity to increase supply, and 

 Demand for short-term and medium-term accommodation, servicing the visitor economy and 

mining operations – placing increased pressure on housing during periods of high demand. 

 

The end result is that Broken Hill does not have housing supply that is fit for purpose, and ultimately 

lacks redundancy—that is, the city has a low capacity for responding to change. Housing pressures 

need to be alleviated in order for the city to leverage economic opportunities and strengthen 

community wellbeing. 

Broken Hill’s population has steadily declined over decades, however, this trend obscures Broken 

Hill’s hidden housing dilemma. The dilemma being Broken Hill had pressure on housing before new 

mining proposals added to the demand, in part because Broken Hill’s housing stock is aged with low 

levels of renewal. The age of stock and requirements for renewal and changing household 

characteristics has seen a decline in household size (i.e., the same amount of people are taking up 

more homes) are key contributing factors affecting supply of housing that is fit for purpose. 

However, we consider there are other contributing factors as to why there is also a high number of 

vacant properties in Broken Hill – although this requires further investigation (e.g., through the 

distribution of a survey to property owners across town). In addition, short-stay rentals now 

represent approximately 1% of total housing stock, restricting supply for the local residential 

population. Ageing motel accommodation improves the appeal of short-stay accommodation. 

In the short term, all signs suggest a potential reversal of population decline. Broken Hill will grow 

driven by the need for labour to develop and operate new mines leading to an increase in workers 

needed across a range of support industries such as health services, education, government 

services and hospitality. 
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A note on definitions 

Our approach to understanding the housing challenges facing Broken Hill are framed by the concept 

of redundancy. From a systems thinking perspective, redundancy refers to having spare or extra 

capacity that can accommodate stress on a system. Accounting for system redundancy enables a 

system to recover quickly and ensures the users of the system are not disrupted.  

Throughout this report we will refer to the Broken Hill’s housing market having a lack of redundancy, 

and that a lot of the housing challenges various groups within the community are facing is due to the 

lack of redundancy in the market. What we mean by this concept and the application of the term is 

that there is no spare capacity or even safety net in the system. When the local housing system 

reaches capacity, the lack of redundancy means there is absolutely no ability for the market to 

absorb more demand and this has implications across the system and has social and economic 

impacts. 

The opportunity 

Broken Hill’s housing dilemma should be viewed as an opportunity. Smart, timely solutions to 

resolving supply issues will maximise both sustained and short-lived economic development 

opportunities. Renewal and restoration of the city’s heritage building stock will strengthen Broken 

Hill’s play in the visitor economy space, instil confidence in investors, support investment in public 

space and infrastructure projects, and maintain locals’ identity and connection to place and country. 

This report describes the dynamics of the local housing market, identifies opportunities, and 

presents potential strategies to increase housing supply to match demand. The lack of redundancy 

in the housing market is a clear challenge for Broken Hill. 

The recommendations in this report are not government policy. Rather this report provides Broken 

Hill City Council and the NSW Government with a set of considerations, including a suggested 

roadmap, which may be used to guide the steps needed to address the local housing challenges 

over the next five years.  

In the first instance, the report will be used to inform preparation and finalisation of the revised Far 

West regional plan and support Council’s preparation of its local housing strategy. It is 

recommended to be most effective, the report should also be provided to other NSW Government 

agencies that are involved in housing delivery, such as the Department of Regional NSW. 

Successful implementation of the collective impact operating model, as described in this report, is 

dependent on stakeholder participation. Revision of the Far West regional plan presents an 

opportunity to define stakeholder roles. 

Proposed workstreams 

While traditionally housing supply is increased by building new housing, the large number of vacant 

buildings in Broken Hill means a combination of strategies will be required to also reactivate both 

existing housing and zoned and serviced residential land. It would be preferrable to explore these 

opportunities before exploring opportunities to expand the town, given the complexity of navigating 

Unincorporated NSW (which surrounds Broken Hill). 
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This report identifies six potential ‘plan and build’ workstreams that would support the delivery of 

additional housing supply in Broken Hill. Combined, these workstreams could boost supply of 

permanent residential stock, plus temporary stock in response to short, sharp increases in demand. 

To support this activity, we propose two additional workstreams focused on governance and 

monitoring of the housing system. See Table 1 for an overview of these workstreams and the 

potential supply associated with each stream. 

No one actor can solve and meet this challenge on their own. A collective impact operating model is 

recommended to guide a coordinated approach that will align stakeholders to undertake the design 

and implementation of actions. The overarching goal in suggesting this recommendation is to deliver 

required changes efficiently and to maximise the impacts of actions taken. 

Ongoing monitoring indicators of demand, supply and health of the local housing system will be 

critical to resolving Broken Hill’s housing dilemma. Monitoring will allow for timely, appropriate 

action. Monitoring will help inform when periods of peak demand may occur and the reason behind 

this peak, understanding these factors will help inform the number of houses needed to meet 

demand and the timing of when this is likely to be needed. 

Table 1 – Proposed workstreams 

Workstream Potential supply (upper limit) 

A: Targeted infill development Estimate of 290 lots totalling 44 ha 

B: Incentivise/ motivate property owners to renew stock 

and release in the market 

Estimate of 500 vacant dwellings 

C: Fast housing Estimate of 434 lots totalling 199 ha 

D: Increase density Estimate of 16 lots totalling 5.7 ha 

E: Greenfield land release Estimate of 10 lots totalling 290 ha 

F: Conversion of vacant hotel/ motels for short to 

medium-term stays 

Estimate of 44 rooms available in 

currently vacant businesses 

G: Incentivise granny flat developments on existing lots Estimate of 3,200 lots 

H: Influencing cultural perspectives and household size 5,500 households that have one or 

more bedrooms spare1 

 

  

 
1
 ABS 2016 Census Housing Suitability 
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Introduction 

Purpose 

The Department of Planning and Environment (DPE) engaged Astrolabe Group to prepare a report 

on the condition of housing and the local housing market in Broken Hill and provide 

recommendations to increase the supply of available and suitable housing. The project was 

undertaken in partnership and consultation with Broken Hill City Council (BHCC). 

BHCC has observed that Broken Hill's housing system is under pressure to meet demand. Council 

anticipates greater impacts on the community as pressure will increase if the population grows as 

anticipated due to new employment opportunities, such as new mining projects. 

This report has three sections: 

 Section One: Understanding Broken Hill's housing dynamics details Astrolabe’s review of 

Broken Hill’s housing dynamics;  

 Section Two: Opportunities and recommendations provides our responses to opportunities 

considering the local housing dynamics and recommendations for strategies to explore further;  

 Section Three: Next steps provides a roadmap to guide NSW Government and BHCC actions 

over the next five years. 

 

Our analysis and recommendations are informed by desktop research, interviews with stakeholders 

and information inputs provided by stakeholders. 

This report provides a methodology and recommendations that could be applied to other towns 

facing similar issues in regional NSW.  

Methodology 

Astrolabe's housing review is based on three key lines of enquiry: 

 Service needs analysis (understanding demand-side and supply-side drivers, existing dwelling 

analysis) 

 Site suitability analysis (understanding environmental and spatial considerations that shape 

where housing is located) 

 Feasibility analysis (understanding financial feasibility and viability of housing development and 

construction). 

 

Astrolabe has developed an understanding of these three lines of enquiry through discovery, 

synthesis and validation activities listed in the table below. Our findings are presented in Section 

One of this report. This understanding has informed the opportunities, described in Section Two, 

and our recommendations to DPE and BHCC outlined in Section Three. 
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Table 2 – Our methodology 

Service needs analysis 

Discovery 

activities 

 

 Demand-side drivers 

- Desktop review of Council and regional plans and strategies to 

understand key directions and industries that shape demand 

- Review of major projects and workforce needs 

- Demographic analysis to understand population drivers of demand  

- Interviews with stakeholders 

 Supply-side drivers 

- Desktop review of data to understand typologies and sizes of 

housing 

 Existing dwelling analysis 

- Desktop research of age of stock 

- Interview with stakeholders 

- Observations from site visits 

Synthesis activities  Consolidate the different groups driving demand  

 Site visit and observation of housing 

 Review data on water and waste services to understand 

utilisation/ occupancy of housing 

Site suitability analysis 

Discovery 

activities 

 Desktop review of spatial datasets 

 Interview with council staff, Crown Lands staff 

Synthesis activities  Identify potential housing opportunity sites 

Feasibility analysis 

Discovery 

activities 

 Desktop review of housing rents and sales 

 Interviews with local real estate agents and developers 

Synthesis activities  Identify challenges and pain points in current models for housing 

delivery 

Validation and finalisation activities 

 Workshop with BHCC and DPE to validate findings and discuss emerging strategies 

(9/6/22) 

 Validation of draft reports 

 

List of sources: 

 ABS Census 

 Id. profile (community profile, population forecasts, housing monitor) 

 Environmental Planning Instrument (EPI)/ spatial data 

 CoreLogic Australia Property data 

 Council provided information 

 Housing-related stakeholders in Broken Hill (i.e., housing policy, development and construction, 

land use planning, mining industry, and other major projects). 
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BHCC and DPE provided contact details for key stakeholders that Astrolabe interviewed, and 

information used in this review. Appendix A lists stakeholders Astrolabe interviewed for this project. 

Throughout this report we discuss the urban boundary of Broken Hill which can be seen in Figure 1. 

Outside of the urban boundary is Unincorporated NSW, Crown Lands and Native Title determined 

land. We recognise the complexity of developing on this land and as such the recommendations we 

make throughout and the opportunities we identify to alleviate the housing dilemma exist within the 

context of Broken Hill’s defined urban boundary. 

Figure 1 Broken Hill's urban boundary 

 

Limitations 

Some information in this report, such as workforce and employment numbers and the local housing 

supply pipeline, was shared by local stakeholders during interviews. These are included in this 

report to illustrate a trend observed or indicate the scale of activities.  

At the time of drafting this report an initial release of 2021 Census data had been made available. 

Where possible, 2021 Census information is presented, however where data is not yet released 

(such as detailed household and employment information) then 2016 Census information is 

presented. 
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Note that local stakeholders have shared information openly with the intention that this information 

is used to help our understanding of local dynamics. This information should not be taken as the 

committed intention or whole view of stakeholders.  

In addition, this report includes information that is indicative only. The data represented is at a point 

in time and subject to limitations including varying degrees of accuracy, currency, and 

custodianship. The information presented and maps should be considered as indicative and 

descriptive of problems and opportunities, not definitive. Information on housing age and condition 

are also indicative, reliant on a desktop review and a rapid visual assessment during a site visit to 

Broken Hill. A detailed audit and building assessments were not within the scope of this project. 

Information is subject to further qualification and/or further refinement by either government or 

industry stakeholders in the future.  
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The housing system in Broken Hill is under pressure due to multiple factors, so finding a mix of long-

term solutions and short-term relief is needed. 

The most significant finding that emerged is that there is a lack of redundancy in Broken Hill’s 

housing market. Specifically, there is concern about the shortage of stock for rent, and that there is 

a small housing supply pipeline (a patchwork of small and one-off developments). This means if 

step-change growth in demand occurs, the market does not have the capacity to respond to this.  

Our research indicates that the Broken Hill housing market is challenged to stimulate housing 

supply fast enough to support demand, which means government intervention and change 

management processes are required to address this and support the market.  

The significance of this finding is that housing quality and the ability to access housing can impact 

people's experiences and perceptions of place. We believe that the housing situation in Broken Hill 

is and should be strongly linked to strategies for population stability and management of periodic 

increases in demand, economic development and securing the future viability of the city and positive 

social outcomes.  

More so, we think it the imperative of this project and ensuing to recognise and centre the 

connection of the Barkandji people to the lands where Broken Hill is situated. The Barkandji people 

endured an 18 year wait to determine a native title claim which eventuated in the largest native 

claim NSW has seen2. The Barkandji people are key stakeholders in this place given their 

connection to country. Further 10% of the Broken Hill population identify as being Aboriginal or 

Torres Strait Islander3. There is an opportunity to involve the First Nations community and 

Traditional Owners in shaping Broken Hill’s response to current challenges and future directions. 

More so, the Broken Hill Local Aboriginal Land Council (LALC) is a stakeholder in the future housing 

story in Broken Hill. Both the LALC and the Barkandji Registered Native Title Body Corporate are 

likely to be freehold land holders in BH in the future, in addition to the Native Title determination. 

Given that demand-generating investment decisions still need to be made (i.e., commitment from 

mining companies), the implications of the current high rental demand and the expected potential 

population step-change (explained in the following section) needs to be understood.  

This section outlines the challenges, opportunities, and severity of the impacts of external factors 

that affect housing in Broken Hill. We have looked at this from a housing opportunity (land and 

property) perspective, rather than a demographic demand, meaning we have investigated whether 

there is suitable housing to meet the needs and desires of the people demanding it. This can guide 

focus areas for further analysis on population demographics, housing typologies and the quantum of 

housing to be delivered (housing demand and supply gap) to respond to expected change (e.g., 

ageing of the population and reducing household size).  

At the end of each section, we propose indicators that need to be monitored to inform the design, 

scale, and timing of work streams to be implemented, outlined in Section 3. We conclude that a 

minimum level of housing capacity needs to be created in Broken Hill to enable its ability to respond 

to demand, regardless of how great that demand is. 

 
2
 ABC News, 16 June 2015, https://www.abc.net.au/news/2015-06-16/nsw-largest-native-title-claim-determination/6549180  

3
 1,751 people according to the ABS Census 2021 
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Housing demand 
With mining being a key industry in Broken Hill and the genesis of the city linked to mining, the 

prosperity of Broken Hill and the size of the city’s population has always been linked to commodity 

pricing cycles and mining industry interest. With new major (mining) projects recently being 

announced, Broken Hill is gearing up for another potential boom period. Broken Hill is also 

experiencing temporary step-changes with the influx of industries, like film and the visitor economy 

that bring many people, for a short time. As such, when coupled with supply issues explored later, 

the local housing market has experienced extreme stress. However, this may not be a sustained 

demand that encourages a long-term solution. There may be risks associated with responding 

solely to this influx if this demand for housing disappears as quickly as it arrived.  

Broken Hill is a city designed for a larger population  

In the 19th century, Broken Hill became New South Wales’s 3rd largest population centre. The city’s 

population peaked in the 1960s at around 30,000. Since then, Broken Hill's population has been 

slowly decreasing in size, shaped by the local mining industry and changes in workforce needs.  

In addition to the boom-bust cycles of commodity pricing, the industry has become more efficient 

with technological advances. This means it needs fewer people to extract more resources, which 

will affect how many people move to the city with the opening of a new mine.  

Like many other cities across regional Australia, Broken Hill has experienced a population drain with 

people moving away to other regions and cities and an ageing population. Figure 2 shows Broken 

Hill has experienced a declining trend in population since the 1960s. Figure 3 shows the number of 

dwellings in Broken Hill has remained steady over the past 30 years. 

 

Figure 2 Historic population size of Broken Hill. Source: ABS Historical Population 
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Figure 4 Residential Vacancy Rates for Broken Hill-Dubbo. Source: SQM Research 

From our observations during this project there have been changes in the market that indicate 

demand is continuing to increase. In early May 2022, a desktop search for listed residential 

properties returned a range of listings for sale invited offers. However, a desktop search in early 

July 2022, returned a series of listings for auction. This indicates that, at that time, Broken Hill’s 

housing market is gaining attention and potentially greater investor interest. 

Different groups have differing housing needs 

Broken Hill is no different than anywhere else in the sense that different demographic groups are 

looking for accommodation, each with their own preference for tenure, typology and site 

characteristics. We have identified what we consider to be the key groups looking for housing in 

Broken Hill. These groups can be considered as key personas that need to be understood to 

effectively inform the gaps in Broken Hill's housing market and the types of dwellings that need to 

be supplied.  

Existing population 

The population of Broken Hill has experienced a small decline since 2016, decreasing by 120 

people to approximately 17,590 people in 2021. During this time, the proportion of the Aboriginal 

and Torres Strait Islander population has increased by 1.5%, to 10%. The proportion of Broken Hill 

residents born in Australia has remained consistent at a significant 87%. 

Household composition 

The household composition has shifted in the past 5 years (see Figure 5), with a greater number of 

lone-person households – up from 32.8% in 2016 – and couples without children – up from 24.5%. 
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House prices can indicate locations that are more desirable, with higher house prices. Figure 16 

below shows the variance in recent house prices for properties sold over the past five years, by 

location. While Figure 16 doesn’t demonstrate clear-cut differences in prices between different 

neighbourhoods, anecdotal evidence from some local developers communicated that the northern 

part of the city is the preference for building and acquiring new stock. This trend may only become a 

problem if demand only remains for this part of town and not the rest of Broken Hill given the 

shortage of land available across Broken Hill. Simply put, a lack of land supply means dwelling 

location preference is limited. This is a factor that needs to be managed to ensure new residents to 

Broken Hill aren’t being influenced by stereotypes and in turn deterred from living in other parts of 

Broken Hill. 

 

Figure 16 Spatial variation of house prices across Broken Hill. Source: CoreLogic Australian Property Data - Single dwelling 

houses with 2-4 bedrooms sold between 1 January 2017 and 31 December 2021 are shown 

Smaller household sizes impact the demand for housing. If the population size remains the same, 

but with fewer people per household, then there is a need for more dwellings. Over the past 20 

years, average household sizes have decreased in Broken Hill. As Figure 17 shows the average 

household has shrunk from 1996 to 2016. However, between 2016 and 2021 the average 

household size in Broken Hill increased, for the first time since 1996. Household size increases can 

be indicative of housing stress as people choose to stay at home longer or live with friends and 

family due to the unavailability or unaffordability of housing. 
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Volatility of demand 

The nature of a boom-bust cycle means Broken Hill has previously experienced periods of growth, 

and in turn, periods of loss. While there is optimism about incoming major projects from the mining 

sector, the demand profile is still uncertain. Uncertainty creates volatility, which Broken Hill is 

currently experiencing with a lack of redundancy in the housing system. When certain events cause 

a spike in demand, it adds pressure to the system. Currently, an event that would cause this 

pressure would be a film crew moving to the city (e.g., Mad Max) or a flight being cancelled. More 

significant events such as the commencement of new mining operations, which has spurred this 

study on the local housing situation, will add significant pressure.  

Figure 18 conceptually illustrates how the different groups contribute to demand and the potential 

demand that won’t be satisfied with current housing supply.  

Figure 18 Groups contributing to demand for housing and accommodation 

The demand profile includes: 

 How many people are expected to move to Broken Hill for mining, and other industries 

 The types of households needed to accommodate these people 

 The timing of when people are due to arrive in Broken Hill (all at once or staggered). 

 

This demand profile is necessary for Broken Hill to strategically plan the type of housing they need 

to plan for and when it needs to be ready. More so, certainty about demand will help to ensure that 

the optimism felt across the city doesn't become a risk to Broken Hill growing too big, too fast and 

not having the expected peak of demand. 
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Housing supply 
This section looks at the pipeline of housing stock in Broken Hill and identifies leverage points to 

increase supply. There are various factors impacting the quantum of supply and delivery of suitable 

stock to meet demand. The condition of housing stock in the city as well as the availability of stock 

for rent and sale can impede the ability of current stock to meet current and future demand for 

housing. According to the 2021 Census, there is a total of 8,859 dwellings in Broken Hill. 

Broken Hill has ageing housing stock  

The majority of housing stock in Broken Hill is aged 50 years and over. The location of older stock 

aligns with the pattern of growth and expansion of the city with older stock in the centre and newer 

stock being built on the outer rings and fringes (Figure 19 and Figure 20). 

Figure 19 Age of housing stock in Broken Hill, by location. Source: Corelogic Property 2022 
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Figure 20 Count of housing stock in Broken Hill, by age. Source: Corelogic Property 2022 

While there is the potential for renewal and refurbishment of this stock, the age of the houses 

means the construction materials require hazard management when disposed of as many homes 

contain traces of asbestos and lead. The barrier to freeing up this stock for the market is the cost of 

removing hazardous materials and renovation. 

The cost of demolition can vary depending on the size of dwelling and materials, and in addition to 

this the presence of hazardous materials could also vary costs and fees involved. For example, one 

stakeholder shared that the cost of removing and disposing of asbestos could cost approximately 

$20,000-$30,000 and the estimated cost of disposing other hazardous materials such as lead could 

be $6,000-$7,000. 

Currently, there is no concern about the supply chain of materials, with these being easily sourced 

and transported from Adelaide. However, this is something that needs to be monitored as 

construction scales up and the volume needed to be stockpiled and accessed increases as demand 

rises. 

There is a lack of diversity to meet different household needs 

Broken Hill’s housing stock is predominantly characterised by low-density housing, with 97% of all 

housing being either detached or semi-detached dwellings (Figure 21). Similarly, housing stock is 

significantly geared towards larger houses, with approximately 94% having three or more bedrooms 

(Figure 22).  
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Land use and ownership 

The city's urban boundary is defined and unable to be easily 
expanded 

Broken Hill could be described as landlocked by Crown Lands, Native Title, and land outside the 

Broken Hill City local government area (Unincorporated NSW). In a sense, it is an island in the 

desert. The only way to expand Broken Hill’s urban boundary is to navigate the complex land 

ownership and management processes for Crown Lands. These processes are also resource-

intensive for the Crown Lands. 

To make land surrounding Broken Hill accessible for development would require consideration of 

different categories of land and the relevant processes. 

 Unincorporated NSW: Developing here would be time-consuming and difficult given there is no 

existing planning framework for this region to guide decision making and approval processes 

 Crown Lands Reserves and environmental conservation (land use zone): This zone includes 

environmental protections for the city against dust storms and is not to be developed 

 Western Lands Lease: Can convert this lease into freehold through an application (via direct 

negotiation or public tendering) 

 Native Title and Indigenous Land Use Agreements (ILUA): Requires a Prescribed Body 

Corporate (PBC) to have “consulted with native title holders and obtained their consent”16 and it 

would also be involved where the Native Title holders own freehold land 

 Aboriginal Land Rights: Requires negotiations with LALCs via approval from NSW Aboriginal 

Land Council (NSWALC), for land subject to a land claim or owned freehold by the LALC. 

 

The suggestion from Crown Lands17 was to work with the Broken Hill community to identify vacant 

freehold land and prioritise the process of infilling, as the Crown Land processes are too complex to 

be a key solution to this current and urgent problem. However, they did suggest a viable and 

potentially mutually beneficial option would be to activate Aboriginal-owned land within the existing 

town boundary. This may be LALC-owned land or Native Title holder-owned land. Both pathways 

incur their own legislative process and timeframes that may not be best suited to a fast-housing 

solution and may be better suited to medium-long term options. 

The consequences of being landlocked, in relation to housing, means: 

 It is challenging to make new land available for residential use and this process would take time, 

which may not be available considering the immediate housing needs. Expanding the city 

boundary would require engagement with Aboriginal land owners and navigating complex 

government policies and processes. More so, even if land was made available infrastructure 

servicing would then need to be considered and developing within the city boundary is likely to 

be more cost effective. 

 Expansion of residential land in the future can also be limited if there is competition for land for 

other uses, such as industrial land. 

 

 
16

 Aboriginal Affairs NSW, January 2017, Land Rights and Native Title in NSW 
17

 During our interview with Crown Lands as a part of our discovery phase of the project 
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Development considerations  

The following development considerations may influence locations of new development, 

development viability and design and characteristic of residential development across the city. 

Utilities  

Within the urban boundary, most land is serviced by necessary water, wastewater and electricity. 

However, some lots on the fringe of the city are not serviced by wastewater and require the 

installation of septic tanks. This would be an additional cost to development. 

Heritage 

The city of Broken Hill is listed on the National Heritage List recognising it as a place of outstanding 

value to the nation. The long, enduring, and continuing mining operations in the city, including the 

community’s connection to this cultural legacy, are significant, along with the city’s context within the 

outback landscape.  

There are over 380 individual items of state and local significance in Broken Hill and identified 

heritage conservation areas. These listings recognise the state and local significance of items (such 

as buildings) and neighbourhoods and recognise the value of heritage characteristics to the Broken 

Hill urban landscape.  

Figure 27 State and local heritage items and conservation areas. Source: EPI State and Local Heritage Register 2022 
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The national heritage listing of Broken Hill sets in place a process to ensure that any proposed 

actions do not have a significant impact on the national heritage values and reasons for the national 

listing. The NSW State Heritage Register will identify these heritage values and the Broken Hill 

Local Environmental Plan (LEP) 2013 and Broken Hill Development Control Plan (CDP) 2016 sets 

development controls and guidelines concerning heritage conservation that must be considered 

when proposing new development. 

State and local heritage listings do not prohibit development, however, they may impose restrictions 

or considerations to be satisfied when proposing renovations to existing residential properties or to 

new dwellings being built to protect the heritage values of items and places. Residential 

development can generally proceed so long as it is sensitive to heritage values and impacts on 

heritage are appropriately considered and managed. 

Topography 

Topography can influence the viability and feasibility of developing in certain areas of the city. More 

sloped areas may require the site-specific design of housing to accommodate the incline and may 

have less capacity to support multi-unit or require more significant costs to develop to accommodate 

for changing site levels.  

Figure 28 Broken Hill 2m contour. Source: NSW Spatial Information Exchange 
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Lead contamination 

Historic mining activities have resulted in lead contamination in parts of Broken Hill. The location of 

houses, the extent to which houses are sealed against dust, the condition of lead-based paint and 

soil lead levels, can influence the risk of exposure. The NSW Government and Council with local 

stakeholders have delivered various programs and initiatives to raise awareness, manage health 

impacts and remediate homes. 

Lead contamination does not prohibit or restrict residential development, however risk to exposure 

and potential remediation needs to be considered as part of renovation and renewal of existing 

dwellings and building of new dwellings. 

Other considerations 

Broken Hill does experience flooding events, but Council manages this through the design of 

stormwater management systems. Flooding will have little influence on the viability of development, 

this is not accounting for future effects of climate change. This however may need to be considered 

further if different residential development outcomes are sought, such as multi-storey development 

and construction of basements for car parking. 

Broken Hill is located within an important environmental landscape and national parks and nature 

reserves outside of the city are designated for conservation management. In addition, regeneration 

reserves sit on the fringes of the city strategically designed and grown to protect the city and 

manage the impact of dust storm events. These areas cannot be developed. 
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Planning controls are relatively uniform 

Broken Hill’s planning controls relating to residential development are relatively uniform across the 

city, with one residential zoning (R1 General Residential) and a standard minimum lot size (230sqm) 

within the town (Figure 29 and Figure 30). Additional zones permitting residential development and 

variation in lot sizes are found on the town’s edges. The built form of residential development across 

the city is relatively consistent (low-density, detached dwellings). 

Figure 29 Land uses. Source: Broken Hill LEP 2013 
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Housing market and supply chain 
Given Broken Hill’s history of boom and bust, we can assume there is a tentativeness for both locals 

and outsiders to Broken Hill to confidently invest long term. Especially given the rates on the return 

of investment, it suggests this boom-and-bust cycle has caused poor confidence for investors 

looking at the market. Various stakeholders have identified the need to increase supply but are 

waiting for investment, and without any intervention, the market will not have the capability to break 

the stalemate.  

This section outlines what is needed to ensure the housing market and the supply chain of skills and 

materials to build these houses are equipped with the necessary resources and given a suitable 

planning environment to increase the supply of housing and free up necessary land. While 

confidence is one aspect of this, it takes time to build and waiting on the market to invest in Broken 

Hill will risk worsening the housing system.   

There is a lack of private investment or confidence in the market 

The property market in Broken Hill offers investors significant returns and some of the highest 

returns in the state. The rental yield (per annum) from buying an investment property, and then 

renting the property, can range between 7 to 10%19, however, there is still a lack of commitment to 

the region from investors. This may be an awareness issue, particularly for owners and investors 

that are not local. 

Considering the good rental yield, the lack of available rental properties, high demand, and the 

relatively higher volume of properties available – all these indicators show that Broken Hill would be 

highly attractive to invest in. However, we are yet to see more housing supply being released to the 

rental market from investment activity. 

Since June 2017, the median rental (of new bonds) for two-bedroom properties has increased 18%. 

For three bedrooms properties, rents have increased by 13% (Figure 31).  

 

 

 

 

 

 

 

 

 
19

 This percentage fluctuates. Data from SQM Research illustrates this particular range from March 2022 to July 2022 | 

Property Gross Rental Yield - Broken Hill 
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Local housing ecosystem 
Many stakeholders are part of the local housing ecosystem in Broken Hill and are involved in 

various parts of the housing delivery process. The role of each stakeholder and their relationships 

need to be considered to understand the dynamics of housing in Broken Hill. 

Figure 35 Local housing ecosystem. Source: Astrolabe Group 
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As stated at the beginning of this report, Broken Hill’s housing system is under extreme pressure 

due to multiple factors, and so when devising solutions, it requires a combination of long-term and 

short-term reliefs.  

The underlying issue causing this pressure is the lack of adequate, and available, supply of suitable 

housing, across the city. As such, the first opportunity we have identified to alleviate pressure on the 

housing system is through a series of workstreams – each tailored to increase housing supply. 

While the drivers of housing demand are not the sole cause of Broken Hill’s housing problem, they 

are a key variable influencing periods of peak demand, and in turn periods of supply crisis. As such, 

the opportunity when it comes to alleviating the pressure on the housing system is to monitor these 

drivers of demand. Monitoring will provide insight into periods of peak demand, and in turn, can be 

used to build a resilient housing system that is prepared for and constantly planning for different 

characteristics of demand.  

Monitoring housing supply and delivery will also allow Broken Hill (Council or agency) to monitor 

success of interventions and to monitor the health of the housing market. A healthy housing market 

would have more redundancy and better ability to be responsive to housing demands as they arise. 

Finally, as we identified throughout this project, there are various stakeholders interested in Broken 

Hill’s housing system, each with a specific intervention but most with the attitude that this is a 

problem Broken Hill is facing but it is also an opportunity to strengthen and grow Broken Hill. More 

so, we have identified that because of the multiple stakeholders involved this is a systems issue that 

requires a collaborative approach to solve. As such, we propose the implementation of a collective 

impact model to create a network of stakeholders, all united by a shared vision, each with their own 

responsibility for increasing the housing supply and improving the housing system in Broken Hill. 



 
ASTROLABE GROUP REPORT 

Recommendation 1: Workstreams to increase 
housing supply 
We have identified 8 workstreams that would support the delivery of additional housing supply in 

Broken Hill to meet demand. These are a mix of build and non-build solutions. This section provides 

a description of each workstream, the rationale behind the workstream and what challenges it seeks 

to address, and an overview of what the workstream could potentially deliver. These workstreams 

are ideas presented for further consideration by State and local government. 

The table below is a high-level estimate of the potential housing supply that could be triggered by 

each workstream. Note that the same sites may be identified for different workstreams. The 

information presented for each workstream should be considered as indicative and descriptive of 

opportunities and not definitive.  

Each workstream are opportunities that could be pursued, however, require further investigation to 

understand the specific quantum of housing that could be delivered, resourcing and timing 

implications and evaluate the feasibility of solutions. This could be completed as part of Council's 

Local Housing Strategy. For this reason, it is also recommended that the collective impact model 

have an approach to information management that services participating stakeholders, allowing for 

evidence-based decision-making and the reduction of the need for assumptions. 

Pursuing multiple workstreams will enable the greatest opportunity of meeting the anticipated peak 

housing needs for Broken Hill in the future. We recommend that a collective impact operational 

model is established to guide the design and implementation of each workstream. 

Table 9 – Overview of housing supply workstreams 

Workstream Potential supply (upper limit) 

A: Targeted infill development Estimate of 290 lots totalling 44 ha 

B: Incentivise/ motivate property owners to renew stock 
and release in the market 

Estimate of 500 vacant dwellings 

C: Fast housing Estimate of 434 lots totalling 199 ha 

D: Increase density Estimate of 16 lots totalling 5.7 ha 

E: Greenfield land release Estimate of 10 lots totalling 290 ha 

F: Conversion of vacant hotel/ motels for short to 
medium-term stays 

Estimate of 44 rooms available in 
currently vacant businesses 

G: Incentivise granny flat developments on existing lots Estimate of 3,200 lots 

H: Influencing cultural perspectives and household size 5,500 households that have one or 

more bedrooms spare22 

 

 

 
22

 ABS 2016 Census Housing Suitability 
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A: Targeted infill development 

Description 

Infilling consists of identifying vacant lots and working with their current owners to build houses. One 

strategy is to identify and target vacant government-owned lots23. The next step is to negotiate the 

sale and lease arrangements to release lots to market. This workstream aims to allow lots to be 

developed for housing.  

Rationale 

This strategy allows Broken Hill to address the underutilisation of sites that are serviced, zoned 

residential and available for development. From our research, it does not appear that Government is 

currently using these sites. These sites are currently unavailable to the private sector to develop. 

Reference cases and examples 

 Liverpool Plains Shire Council (LPSC) have introduced incentives to support infill development. 

It is a financial incentive that has reduced development fees for water and sewerage connection 

to $nil24. A councillor from LPSC noted that this incentive is to support infill development, as it 

“is the most cost-effective, lowest impact way to provide greater land supply for housing and it 

offers mum and dad developers savings”. 

 The below map identifies government owned land that could potentially be developed. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
23

 If there is the possibility of future Aboriginal freehold ownership of government-owned land, the NSW Government could 

look to do this in partnership with the relevant parties (i.e., LALC or PBC or both).  This could be for either temporary worker 

accommodation to deal with peaks in short-term accommodation needs (e.g., mining/film industry) and/or long-term. 
24

 Liverpool Plains Shire Council, 23 February 2022, https://www.liverpoolplains.nsw.gov.au/Council/News-and-

Media/Media-releases/LPSC-approves-amendments-to-fees-and-charges-for-infill-development 
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B: Incentivise/ motivate property owners to renew stock and release 
to the market 

Description 

This workstream involves establishing a limited-time program that provides financial incentives to 

property owners to renovate or renew properties to release to the market. To qualify for incentives 

property owners will be required to demonstrate that, once this renovation has happened, the 

property has been listed for rent/ sale or rented out/ sold.  

This strategy can be targeted to unoccupied dwellings only or a broader group of dwellings to 

stimulate activity in the market and encourage the renewal of stock and city 'beautification'. The 

incentives used in this strategy could include:  

 Subsidise DA fees 

 Subsidise asbestos removal 

 Grants/ subsidies to conduct renovation works 

 

Rationale 

One of the characteristics of Broken Hill’s housing system is that there is a large number of 

properties in Broken Hill currently unoccupied. This strategy enables these to be released on the 

market to increase supply. Specifically, this would give relief to the tight rental market.  

Another prevalent issue facing Broken Hill’s housing stock is that stock is not fit or adequate to meet 

the standards of the rental market. As such this program incentivises lifting the condition of housing. 

Reference cases and examples 

 Broken Hill City Council provides heritage grants for homeowners to carry out works. 

 Bogan Council subsidises the removal of asbestos in local homes (funded by DRNSW).  

 Defence Housing Australia’s (DHA) model allows property owners to rent properties directly to 

DHA and be guaranteed a long-term lease, rental income, and a range of property care 

services25. The model has been used by Defence Housing Australia to access privately owned 

dwellings and has encouraged property owners to undertake renovations and improvements to 

meet standards to ensure their property is an attractive and suitable option for DHA. Using the 

DHA model, a similar program could be developed for health, education, and law enforcement 

NSW Government employees.  

 

 

 

 

  

 
25

 Defence Housing Australia, https://www.dha.gov.au/investing/ways-to-invest/lease-your-property-to-dha 
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C: Fast housing 

Description 

This workstream is focused on a rapid supply of housing to meet the demand of those who need 

accommodation immediately. It consists of identifying sites that can accommodate temporary 

housing. Appropriate temporary housing sites are currently vacant sites that are already serviced, 

zoned for residential development and large enough and appropriate for the size and design of 

mobile, quick-build, manufactured homes.  

Ideally, this is a workstream that would seek a partnership with manufactured home providers, as it 

requires a coordinated effort. More so, this activity could be combined with other workstreams, such 

as Workstream A – which suggests developing Council and Government owned land. Additionally 

legacy infrastructure could be provided (possibly on Aboriginal-owned land). 

Rationale 

This strategy provides relief to housing pressures, without requiring a permanent solution. This 

strategy can also help Broken Hill’s housing system adapt to manage the peaks and troughs of 

housing demand. The simplest option is to use modular/ manufactured homes as they can be 

shifted and moved around to other towns or locations when they are no longer needed. This is ideal 

for matching accommodation to the demand from the temporary workforce or seasonal visitors/ 

workers when at its peak. 

Manufactured homes can be designed or ordered to meet requirements. Multiple dwellings can be 

located on one site and could potentially accommodate the needs of housing multiple employees 

from one employer if needed. More so this arrangement can temporarily activate sites that are 

currently vacant or needed in the future, but not now. 

Reference cases and examples 

 The Victorian Government have been trialling modular homes in parts of the state that are 

experiencing public housing shortages to house people who are experiencing or are at risk of 

homelessness. It is a quick solution as houses “can be built quickly and easily transported”26. 
 In natural disaster affected Northern Rivers, temporary housing estates made up of modular 

homes have been created to house residents displaced by flooding. Nine sites were identified to 

provide approximately 800 modular houses27. 
 Osprey Village is an example of private public partnership for manufactured housing. Osprey 

Village was the creation of a whole new suburb in South Hedland, Western Australia (293 new 

homes). It offers diverse housing options for singles, couples, and families28.  
 

 

 
26

 Northern Beaches Review, 20 May 2022, https://www.northernbeachesreview.com.au/story/7744388/modular-homes-to-

remedy-public-housing-crisis-in-country-areas/?cs=9676  
27

 Clarence Valley Independent, 18 May 2022, https://clarencevalleynews.com.au/hundreds-more-temporary-homes-in-

woodburn-evans-head-and-beyond-for-flood-displaced-residents/  
28

 https://www.housing.wa.gov.au/ospreyvillage 
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D: Increase density and diversify typologies 

Description 

This workstream supports higher-density residential developments on appropriate sites. Ideally, 

these sites are nearby precincts in and around the city centre, close to other activities. More so, it 

enables Broken Hill to diversify the type of dwellings available on the market – something that can 

make housing more affordable and improve housing suitability across the market. 

This should be informed by strategic planning and delivered through a review of land use zones and 

development controls. the initial focus should be on providing simple multi-storey walk-up 

developments and/or terrace housing, as they are more feasible for developers and cost-effective to 

build. This strategy relies on good design, as it presents a change in the type of tenure offered in 

Broken Hill and will require a cultural shift to be an attractive tenure option to residents.  

Rationale 

This workstream enables an increase in housing supply within the existing urban footprint. 

Additionally, this approach could incentivise different forms of housing and increase the diversity of 

housing. broadly this approach supports economic development strategies. 

Broken Hill, despite being a regional centre, is facing challenges we would traditionally consider 

urban problems. Given it is landlocked by Unincorporated NSW and Crown Land. As such, it 

requires an urban lens to supply housing. As BHCC prepare a new housing strategy, we suggest it 

look for opportunities to increase housing densities and encourage development of diverse stock.  

Reference cases and examples 

 Orange City Council have also identified the need to increase housing supply and diversity to 

meet the populations needs. Similar to Broken Hill they have identified the demand essential 

workers place on the housing system and have stated that "these workers seek more affordable 

housing such as smaller houses, units and flats. Such housing should be provided in the form of 

mixed-use developments, medium and high-density housing near hospitals, educational 

institutions, and the city centre”29. Council have identified actions in their Draft Local Housing 

Strategy to review planning controls to encourage more diverse housing options and higher 

density development to relieve pressure on the housing system. 

 Explore precinct-based planning and review of planning controls – to encourage different forms 

of residential development that is appropriate and feasible in different locations across the city. 

 

 

 

 

 

 

 
29

 Orange City Council, October 2021, Draft Orange Local Housing Strategy 
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E: Greenfield land release 

Description 

This workstream targets the release of new land to enable an increased housing supply. It consists 

of identifying sites that are located appropriately for new land release. This requires government 

lead and intervention to create greenfield land supply. Appropriate sites should meet the following 

criteria:  

 No or managed environmental/ hazard constraints,  

 Close to existing services, and  

 Sites that can extend water/ wastewater/ electricity/ telecommunications services. 

 

We recommend BHCC develop additional criteria that can help proponents/developers identify 

future sites. A full set of criteria can be investigated through the new housing strategy. 

Identifying appropriate sites would also require a detailed investigation of current site uses and 

understanding of Aboriginal land ownership and interests. Ideally, this is an opportunity to partner 

with Aboriginal land holders to identify opportunities for Aboriginal stakeholders to develop their 

land, if they choose to. Sites that are sized at 1 hectare or more should be targeted as these parcels 

would be able to support viable subdivision projects of 400-500 sqm lots. 

Rationale 

Employing this strategy is an opportunity to enable the creation of new housing stock that aligns 

with the current market demand. Further, it would enable the creation of new housing stock to 

contemporary standards without changing the existing fabric of the city. Importantly it provides an 

opportunity to include diverse voices about housing priorities and potentially allow Aboriginal land 

owners to access economic opportunities while maintaining determination over their land. 

Reference cases and examples 

 The NSW Government attribute the development of the Buronga HealthOne Facility due to the 

partnership with Traditional Owners of the Barkandji Nation. NSW Government state, “The 

opportunity to develop the facility on this site was made possible with thanks to the Barkandji 

Nations. A landmark agreement signed between the Barkandji communities, and the NSW 

Government will see Native Title preserved.”30 

 The Far West Regional Plan 2036 sets a direction (Direction 10) to enhance the economic self-

determination of Aboriginal communities. This workstream supports this direction and has the 

potential to fulfill this outcome as it is linked to the development of Aboriginal-owned land to gain 

economic benefits.  

 

 

 

 

 
30

 https://www.nsw.gov.au/health/fwlhd/facilities/buronga-healthone  
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F: Conversion of vacant hotels/motels for short to medium term 
stays 

Description 

This workstream focuses on providing suitable and effective housing for short- and medium-term 

visitors or workers without putting extra pressure on the housing system. Currently, there are vacant 

motels and hotels for sale across Broken Hill that can be upgraded and repurposed to 

accommodate the visitor economy or workers from key industries whose presence in the city is 

essential for a short period of time, but not permanently. In most cases, these buildings are rundown 

and lifeless, as they may not have been financially viable for previous owners to invest more to 

upgrade and keep running. As such they will require an upgrade to meet modern standards and 

function in a way that supports Broken Hill to house people and cope with peak demand periods. 

With this workstream, balancing the demand for accommodation from tourism and demands for 

other short to medium term stays will need to be considered. 

Rationale 

Employing this strategy is an opportunity to repurpose buildings that already exist and transform 

them into a well-tailored and effective relief for the housing system.  

Location of sites and design of rooms suitable for short to medium-term stays for seasonal and 

short-term workers, can also be suitable for tourists. Planning for this peak demand by repurposing 

large and vacant accommodation means the housing system will not have to deal with this 

additional pressure. 

Reference cases and examples 

 As many regional towns across NSW and Australia are experiencing a housing shortage crisis, 

parts of the community are exploring innovative ways to provide accommodation. In Echuca-

Moama the organisation ‘A Room for U’ has transformed an old motel into affordable 

accommodation option for “truckies or tradies”32 who need short- or longer-term stays. In this 

instance this organisation is seeking to supply affordable housing33., however, the 

transformation of the space to offer short-term stays could divert demand from the rental system 

into other accommodation options. 

 

 

 

 

 

 

 

 
32

 https://www.aroomforu.com.au/  
33

 https://www.abc.net.au/news/2022-06-17/echuca-moama-regional-housing-affordability-crisis/101159538  
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G: Incentivise granny flat developments on existing lots 

Description 

This workstream increases housing supply without the need to release new land or renovate and 

refurbish old stock, more so, it is an opportunity for residents to earn extra money and benefit from a 

range of incentives. The strategy encourages people to innovate with space by planning it so it 

efficiently accommodates a larger amount of people, and economically benefits owners. 

Government could incentivise the development of secondary dwellings (granny flats) on existing lots 

by subsidising construction costs or costs of development applications, infrastructure contributions, 

and certification fees. 

Rationale 

This workstream accommodates more people without expanding the urban boundary. This strategy 

is effective immediately as it does not require any policy changes as this development is permissible 

within Council’s current development controls, under certain conditions. 

This is a mechanism to create more supply, but the appropriateness of this to be available to all 

parts of the market (or groups in the community) may depend on:  

 A lot being big enough for more long-term stays,  

 The lease being a reasonable price (for owner and tenant),  

 The site being private enough that it can support long-term stays and separate households. 

 

Reference cases and examples 

 Tiny houses have grown in popularity across the country as housing unaffordability has 

increased. Heather Shearer, a researcher for the Cities Research Institute at Griffith University 

has argued “that tiny houses could be part of a solution to the perennial and wicked problem of 

unaffordable housing, as well as improving urban density and the environmental sustainability of 

housing”34. Shearer has further argued that tiny houses pose an opportunity for improving the 

provision of affordable housing, and for housing single older women who are the fastest-growing 

demographic experiencing, or at risk of, homelessness35. 

 

 

 

 

 

 

 

 

 

 

 

 
34

 Heather Shearer, 20 September 2017, https://theconversation.com/interest-in-tiny-houses-is-growing-so-who-wants-them-

and-why-83872  
35

 Australian Human Rights Commission, April 2019, Older Women’s Risk of Homelessness: Background Paper, 

https://ownnsw.org.au/wp-content/uploads/2020/02/ahrc ow homelessness2019.pdf  
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H: Influencing cultural perspectives and household size 

Description 

 This workstream focuses on change management and a cultural shift in tenure preferences, and 

to help curate an efficient and collective housing system. This is not a build solution. It is a 

strategy for shaping Broken Hill’s shared house and communal living network, by encouraging 

share living. It is an opportunity to identify members of the community who are interested in 

shared living and see the benefits of creating an equitable and functioning house system. We 

recommend Council to facilitate the networks for shared living that brings together individuals, 

and employers via a campaign or service. 

 

Rationale 

This workstream focuses on encouraging the consolidation of lone households and encouraging 

'share-house' models so as to potentially release more housing supply to the market. This is 

targeting the finding that household sizes are smaller than the size of dwellings, which has been 

putting pressure on Broken Hill’s housing system as household sizes used to be larger. Meaning 

more people could be accommodated within the same number of dwellings. 

The long-held narrative of Australian housing preferences is that people favour detached housing 

and low-density dwellings. However, research has found that cultural attitudes towards housing are 

changing, particularly in middle suburbs and low-density cities36. A key aspect of this change is the 

desire of residents to live in amenity-rich and well-serviced areas. 

Despite being older research, the Grattan Institute’s report “The housing we’d choose” explores the 

housing preferences of people relative to their budget. “The research suggests significant shortfalls 

of semi-detached housing and apartments in the middle and outer areas of both cities.”  

The next phase of work could further work to design culturally appropriate housing for Aboriginal 

people in the existing urban areas, including discussions to consider intergenerational housing.  

 

Reference cases and examples 

There are numerous examples of co-housing structures across Australia, some formalised via a 

development, others organised by a group of connected and likeminded people.  

 Developer Nightingale build/renew houses and apartments to promote the shared use of 

facilities37.  

 Existing organisations like Agency Cohousing and Community38 and Cohousing Australia39 are 

working to support individuals come together to live independently, in separate ‘homes’ but 

ultimately share facilities and utilities (e.g., shared kitchen and dining, garden, laundry etc.) 

 
36

 Newton, P.W., Newman, P.W.G., Glackin, S., Thomson, G. (2022). Changing Attitudes to Housing and Residential 

Location in Cities: The Cultural Clash and the Greyfield Solution. In: Greening the Greyfields. Palgrave Macmillan, 

Singapore. https://doi.org/10.1007/978-981-16-6238-6 6 
37

 https://nightingalehousing.org/  
38

 https://agencycohcom.org/what-is-cohousing/  
39

 https://transitionaustralia.net/site/cohousing-australia/  
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Recommendation 2: Monitor demand drivers 
Description 

Throughout this report, at the end of each section is a list of demand drivers that we have identified 

as factors that need monitoring to stabilise and relieve Broken Hill’s housing system. What we have 

identified are factors, events or people that need to be monitored to better understand the demand 

for housing, peak demand and expected timing. Monitoring demand drivers requires establishing a 

set of processes and assigning resources to effectively monitor these drivers. We have 

recommended why these drivers need to be monitored and provided suggestions for the best way to 

monitor them in Section 2. 

Rationale 

Monitoring these drivers of demand allows Broken Hill to effectively inform housing supply strategies 

and shape the planning and design of housing delivery. Importantly, however, monitoring these 

drivers will inform the scale of response required and in turn allow Broken Hill to understand the 

necessary commitment of investment and resources. 

Reference cases and examples 

 City of Casey, Victoria, Growth Indicators Dashboard41 

 

Scope 

Indicators to monitor are summarised in the table below and it is recommended that BHCC leads in 

the monitoring of these indicators on a regular basis. 

Factors that impact the housing system Indicators to monitor 

Demand  Migration 

 Household size 

 Major projects and workforce needs 

 Short-term or seasonal work 

 Job advertisements 
Supply  Development activity 

 Vacant dwellings 

 Dwelling condition 

 Intentions of property owners 
Housing market health  Housing rental prices 

 Housing sale prices 
Capacity of the local building supply chain  Cost of materials 

 Availability of labour 

 Capacity to manage construction waste 

 

 

 
41

 https://www.casey.vic.gov.au/our-community-location  
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Recommendation 3: Establish a collective impact 
operation model 
Description 

Broken Hill's housing problem is being experienced by numerous stakeholders, each with their own 

needs and aspirations. More so, the way the system currently operates is being positioned as a 

barrier to Broken Hill positioning itself as a strategic centre for Far West NSW. DPE’s revision of the 

Far West Regional Plan 2041 provides an opportunity to establish a collective impact operating 

model. 

Our work thus far has identified the various stakeholders and processes operating within Broken Hill 

that are trying to fix the system by freeing up housing for those who need and want it now, and the 

projected population who will need it in the future. However, these stakeholders are currently siloed. 

Thus, the opportunity to bring these stakeholders together into a network, to share and plan 

together is possibly the most effective action to solve the housing problem. 

We propose the implementation of a collective impact model to connect these networks and enable 

them to share (a vision, an agenda, actions and information) and generate meaningful impact. A 

collective impact model establishes a shared agenda and reinforcing actions towards generating 

collective impact to tackle challenges in relation to the housing supply needed in Broken Hill. 

Collective Impact is a framework first presented in the Stanford Social Innovation Review42 in 2011 

to tackle large-scale social change which requires broad cross-sector coordination. The aim of 

collective impact is to increase the impact and combat isolated impact which can occur as systems 

become large in scale and complexity, as is demonstrated in Figure 36. This model can be 

contextualised for Broken Hill by using the ecosystem map in Figure 35 to identify relevant actors 

and cohorts.  

 

 

 

 

 

 

 

 

 

 

 
42

 https://ssir.org/articles/entry/collective impact 
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Figure 36 Benefits of a collective impact operating model. Source: Astrolabe Group 

Rationale  

From our work we have observed the complexity of the housing ecosystem in Broken Hill. This 

complexity is also a characteristic of the solutions needed to solve this problem. In part, it is 

complex due to the multiple stakeholders who have identified or are experiencing the same housing 

problems and are working independently of others to increase the housing supply. If this ecosystem 

of stakeholders continued in its current state, it may culminate in entities competing with one 

another to solve the same problem, possibly in the same way. It would be counterproductive, 

inefficient and a burden on Broken Hill’s growth. 

Solutions to creating greater redundancy in Broken Hill’s housing system relies on uniting the 

ecosystem of stakeholders into a collective network. This network can then leverage each 

stakeholder’s skills, resources, and experience to efficiently and effectively work towards a shared 

solution, and vision. 

By bringing together diverse stakeholders in this network, Broken Hill can predict negative 

externalities associated with specific solutions and inform how to best mitigate against negative 

impacts on the community and the strategic position of the city. The unique position of Broken Hill in 

the Far West, as being landlocked by Unincorporated NSW is both a challenge (as is evident in 

increasing the supply of housing) but also a gift. This is a place where the people working to grow it 

are committed to it and are not being interrupted by surrounding jurisdictions or legislative 

influences. It is a place that is tight knit enough where a collective impact model is viable as all the 

relevant stakeholders are known and the environment they are working in is clearly defined. 
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We have identified potential impacts that intervening in the housing system may cause, and what a 

collective network needs to be aware of when working on the solution to the housing supply 

shortage: 

 Increasing housing supply and positioning Broken Hill as an attractive investment market has 

the potential to increase house prices and price out the rest of the community (established 

community in Broken Hill). Any solution needs to be informed that there is a risk of creating 

social division, especially with new arrivals having access to newer, better condition, and more 

expensive housing than the locals. 

 The intervention into housing in the city may cause tension or concern throughout the 

community. Work in this area requires smooth transitions and be the case for developing a 

change management plan for housing supply. 

 To mitigate disruption to residents and businesses across the city, development needs to be 

coordinated, efficient, and well managed. This may be realised through identifying the need for 

and providing, supporting infrastructure and servicing requirements. A clear and coordinated 

plan will maximise the value of change and intervention at a precinct level. 

 Create accessibility and accommodate for a diverse population and a diverse set of preferences 

and needs. This requires the delivery of a mix of typologies and tenure to increase the diversity 

of housing stock in the local market. 

 

Moving forward, these potential impacts can be reframed as housing goals or principles for Broken 

Hill. 

Reference cases and examples 

 Burnie Works is a collective impact initiative made up of a collaborative agreement with 

Australian Government, Department of Social Services, Department of Communities Tasmania, 

Burnie City Council, Beacon Foundation, and the University of Tasmania. Burnie Works was 

established to address the needs of a community who were once resource rich and a hub for 

manufacturing, and as industry left began to experience factors signifying a low-socioeconomic 

community. This collective impact model worked to initiate the Making Burnie 2030 Community 

Plan43. 

 Maranguka Initiative is a justice reinvestment project based in Bourke, NSW, that works to 

establish community-led teams and help them partner with government and non-government 

agencies to improve outcomes for Indigenous children, young people, and families. Using a 

collective impact model, the Initiative is “a different form of collaboration with dedicated roles 

and a purpose-built structure which focuses on the design of solutions to complex problems and 

the development of evidence-based policy and shared measures to address system level 

change”44. 

 

 

 

 
43

 https://www.burnie.tas.gov.au/Living/Our-City/Making-Burnie-2030  
44

 https://justicereinvestment.net.au/community-profiles/bourke-new-south-wales/  
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Scope 

The following components define a collective impact operating model and are critical to its success.   

Figure 37 Features of a collective impact operating model. Source: Astrolabe Group 

It will take time and require engagement and coordination of stakeholders to establish and mature 

the operating model to realise the benefits of this approach. Refer to stakeholders identified in the 

local ecosystem map (Figure 35). 

The tables below outline steps to establish a collective impact operating model in Broken Hill and 

suggested roles and responsibilities for DPE and BHCC. It is recommended that BHCC takes a lead 

on actions, supported by DPE through funding and/or resourcing contributions. 

We recommend that priority is placed on establishing the backbone function and shared 

measurement system first before the other components. These can be initiated and incubated 

internally and will create foundation resources to support the other components involving other non-

government stakeholders.  
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Implementation roadmap 
The following graphic outlines a roadmap. It guides activities over the next five years for the NSW 

Government and BHCC to deliver on the recommendations of this report that contribute to delivering 

the housing supply needed to meet demand in Broken Hill. 
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Appendix A: Stakeholders interviewed 
Stakeholder Interviewee 

Broken Hill City Council Anne Andrews, Executive Manager Growth & Investment 

Bailey Treloar, Economic Development Trainee 

Georgina Falkner, Strategic Land Use Planner 

Tracey Stephens, Town Planner 

Kathryn Graham, Waste and Sustainability Manager, Interim Works 

Manager 

Meryl Robertson, Rates & Revenue Officer 

Mining industry Travis Nadge, Project Officer, Foundation Broken Hill 

Joe Kaderavek, CEO, Cobalt Blue Holdings 

Real Estate Clifford Wren, Agent, Ray White 

Developer/ builders Kyle Dwyer, Dwyer Building Group (local) 

Selina LaRovere-Nagas, Globe Home Timber & Hardware 

Jo Brown and David Bearman, Cliqbuild 

State Government Crown Lands: Anna Osland, Jody Chinner (Far West), Shaun Barker 

(Far West), Janelle Pearson (Council Crown Lands Manager team), 

Natalie Ryan 

DPE (Western Region team): Robert Hodgkins, Rebecca Martin, 

Oyshee Iqbal, Paul Amoateng 
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Appendix C: Potentially vacant premises 
The map below shows properties identified from a recent audit that had no water consumption. This 

indicates that the property is potentially currently vacant. 
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Appendix D: Property owner survey 
This is a draft survey Astrolabe has designed for BHCC to conduct. This survey could be conducted 

as part of Council’s preparation of their Local Housing Strategy. 

Purpose 

The purpose of the survey is to identify why houses across Broken Hill remain unoccupied and to 

understand if they are a viable option to relieving the housing supply challenge Broken Hill is 

experiencing. 

Methodology 

As a result of the desktop research, interview, and site visits, we have identified the unique problem 

in Broken Hill: a high number of unoccupied dwellings in a town currently experiencing high rental 

returns on investment. As such, we can consider the freeing up of these dwellings as a core stream 

that would work simultaneously alongside the other priorities to relieve the housing supply 

challenges.  

The survey is designed to understand what is stopping owners from releasing these properties to 

the market (which may include sentimental value, ignorance to the economic value or other factors). 

Survey results can inform how viable the opportunity to release unoccupied dwellings to market may 

be and how DPE and BHCC may best design a solution to implement the opportunity.  

Suggested approach 

1. Council identifies contact details of vacant properties (as indicated in the water usage audit) 

2. Council distributes background information, the survey (or a link, if conducted online) and 

contact name and details of a council officer for enquiries 

3. Survey to be open for 3 weeks (suggestion) 

4. Council to review findings after the survey is closed  

 

Considerations: 

 Conduct the survey online to assist with distribution (and access to survey). An online/ digital 

survey also enables a quicker process for collecting and analysing responses. Does council 

have an existing/ preferred platform to conduct online surveys? Otherwise, Astrolabe Group can 

suggest easy to access platforms. 

 It is recommended that council conducts the survey and contacts property owners as contact 

information is private and held by council. 

 It is recommended that responses are anonymous to encourage people to participate. Assuring 

anonymity will reinforce that the purpose of the survey is to understand an issue further 

(property owner sentiment) rather than a targeted exercise on specific properties.  

 Despite the previous point, it is recommended that respondents are asked about the general 

location of their property, e.g., what part of town, so this can inform if solutions need to be 

focussed on particular locations. 
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Proposed survey 

Suggested preamble – Justification/explainer to owners 

Currently Broken Hill is experiencing a very tight rental market. Which means it is challenging for 

people to secure accommodation. People coming to Broken Hill as a key health care, education, or 

security professionals, alongside workers from other various industries are struggling to find housing 

and at times are having to turn jobs down because they can’t find accommodation. This has both 

economic and social consequences. 

Many stakeholders working to solve this problem identify available land and the releasing of new 

development sites as the major issue facing the town. However, there is an interesting situation that 

exists in Broken Hill where numerous houses across town are currently unoccupied, and some may 

have been unoccupied for a long time. Council’s research shows that there are potentially 502 

dwellings in Broken Hill that are unoccupied, based on a review of water usage. This signifies that 

there are unoccupied dwellings in town that could be made available to people that are actively 

seeking housing through either a lease or purchase.  

Council have identified you as an owner of a dwelling in Broken Hill that is potentially unoccupied 

and are seeking to confirm whether this is the case and understand why it is that your house is 

unoccupied. In so doing, we are trying to understand if there is potential to help solve the housing 

supply shortage issue confronting Broken Hill. 

Survey questions 

Question  Answer format 

Part 1: Context setting  

1. Where do you currently live? Select one: 

 Broken Hill 

 NSW 

 Victoria 

 South Australia 

 Other… [option to enter text] 

2. Do you have a residential property in 

Broken Hill? 

Select one: 

 Yes 

 No 

 I have more than one property 

Is this property/ies your (select one): 

 Primary place of residence 

 Not my primary place of residence 
Proceed to Questions 3, 4 and 5 if you have a residential property in Broken Hill that is not your 
primary place of residence 

3. Please indicate what part of the town your 

house in Broken Hill is located. 

[Note: The design of this question depends on 

survey format and available functionalities] 

 Area 1 

 Area 2 

 Area 3  
Etc…. 
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4. Is this house currently occupied? Select one: 

 Yes 

 No 

 Some of the time 

5. When was the last time you lived at this 

address? Or called this home your 

primary address? 

Short response 

6. Who previously lived in this house? Were 

they a family member, friends, a tenant? 

Short response 

Part 2: Your connection to Broken Hill 

7. Did you grow up in Broken Hill? Select one: 

 Yes 

 No 

8. If you live elsewhere, when did you leave 

Broken Hill? 

Short response 

9. If a friend asked you, ‘where is home’, 

would you say Broken Hill? 

Select one: 

 Yes 

 No 
[option to enter short response] 

10. How often do you visit Broken Hill? Select one: 

 Once a month 

 Every 2-3 months 

 Every 6 months 

 Once a year 

 Other 

11. When visiting Broken Hill, do you stay in 

the house you own? If not, where you 

usually stay: 

Select one: 

 Yes, I stay in this house 

 No, I stay with: 

- Friends 

- Relatives 

- Hotel 

- Other holiday accommodation 

Part 3: Future of the house 

The following questions are only relevant if the respondent has answered ‘yes’ to having a 
residential property/ies in Broken Hill that ‘are not’ their primary place of residence to Question 2 

12. Are you interested in living in this house 

in the future? 

Select one: 

 Yes 

 No 
If no, why? [option to enter short response] 

13. Are you interested in either renting out or 

selling the house?  

Select one: 

 Yes 

 No 
If no, why? [option to enter short response]? 



Broken Hill Housing Review: Department of Planning and Environment 95 

 

14. Would you consider renovating or 

refurbishing the house in the near future?  

Select one: 

 Yes 

 No 
[option to enter short response] 

15. What things do you think about when 

considering what to do to your house? 

What information or assistance could help 

with your decision? 

Long/open response 

Part 4: Keeping up with local news 

16. Are you aware of the shortage of rental 

properties in Broken Hill? 

Select one: 

 Yes 

 No 

17. Are you aware of the current weekly rents 

tenants are paying for houses in Broken 

Hill? 

Select one: 

 Yes 

 No 

18. On a scale of 1-5, how often to you read 

news about Broken Hill? 

Select one: 

1 – Never, 2, 3, 4, 5 – Always 

19. One a scale of 1-5, how connected do 

you feel about Broken Hill? 

Select one: 

1 – Not connected at all, 2, 3, 4, 5 – Extremely 
connected (I am a local) 

Part 5: Demographic questions 

Optional questions to help us understand demographic profile of respondents 

20. Choose your age group Select one: 

 Under 18 

 18-24 

 25-34 

 35-44 

 45-54 

 55-64 

 Above 64 

 Prefer not to say 

21. Gender Select one: 

 Male 

 Non-binary 

 Female 

 Prefer to self-describe [option to enter text] 

 Prefer not to say 
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MESSAGE FROM THE MAYOR  

 

Hello and thank you for taking the time to consider our 

Liveability Strategy 2043. 

The term 'liveability' can ultimately mean different things to 

different people, so please allow me to briefly outline how it 

is expressed in this document. 

We believe a liveable place is one that is safe, attractive, 

socially cohesive and inclusive, and environmentally 

sustainable. It should offer affordable and diverse housing 

linked by convenient public transport, walking, and cycling 

infrastructure to employment, education, public spaces, 

shops, health and community services, and other key 

features of the city. 

We believe Broken Hill achieves many of the aspects listed above, however we know there is 

always room for significant improvement. 

Broken Hill's Community Strategic Plan calls for all sectors of our community to work together 

to enhance quality of life in Broken Hill, and this Liveability Strategy provides a 20-year view of 

the future and sets a focus on 12 liveability indicators and priority actions that will help us 

achieve these goals. 

We already know that a lack of housing is currently a barrier to people coming to and 

staying in Broken Hill, and that solutions are needed to support new economic and growth 

opportunities.  

This key issue is a focus of the Strategy, along with a range of other important issues such as 

inclusivity, provision of services, education and healthcare opportunities, facilities and 

infrastructure, our environment and open spaces, and much more. 

This Strategy provides an initial roadmap where Council will facilitate and lead through 

collaboration to tackle our liveability issues, however all sectors of our community must work 

together if we are to achieve the goals outlined within. 

I would like to thank everyone who has informed and helped shape this Strategy, and I call 

on our community and stakeholders to partner with Council to help deliver on this Strategy 

and provide a better Broken Hill for generations to come. 

Sincerely, 

Tom Kennedy 

Broken Hill Mayor 
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1. LIVEABILITY IN BROKEN HILL 
Broken Hill needs to be a large, thriving and viable regional city to provide support services to 

communities across the Far West region. The lands around Broken Hill have been home to 

many generations over many millennia and are cared for by the Wilyakali Traditional Owners. 

Since the discovery of ore in the 1880s, the presence of natural resources has attracted 

people to the region and led to the establishment of and growth of Broken Hill – Australia’s 

longest-lived mining city.  

Today, the City continues to support mining as the key local industry, is home to a well-known 

and growing outback arts and culture industry and is a regional hub for important health, 

education, government and retail services for surrounding communities and the broader Far 

West region. Broken Hill attracts people to visit and locate to this unique City for a different 

lifestyle, employment opportunities and to join an inclusive community. 

 

In developing this Strategy, Council together with local stakeholders and the community, is 

defining a vision for a future where the relationship between people  

and place is strongly connected. 

 

This Strategy takes a 20-year view of the future and sets a focus on 12 liveability indicators 

and priority actions that will enhance liveability – supporting people to stay in Broken Hill to 

live happy and healthy lives; and attracting people to come to Broken Hill to support a 

growing economy and create new opportunities. 

Broken Hill has a rich history that is strongly shaped by its strengths in industry, natural 

resources and location in Far West NSW. Into the future, Broken Hill can position itself as a City 

on the global stage with the opportunity to be a key supplier of resources that are in high 

demand across international markets. These factors shape the characteristics of its residential 

population, its needs, and the nature of housing that is required.  

The City needs to both cater for a stable residential population and a component of the 

population that is cyclical (or dynamic) in nature that services the peak workforce needs of 

the significant mining industry as well as healthcare, tourism and arts and culture. Therefore, 

the City must have a response that caters for these stable and dynamic needs otherwise 

there is a risk that residents, visitors and workers are not offered what they desire on an 

ongoing basis. As Broken Hill grows through the opportunity presented by investment in 

economic industries it has a responsibility to grow its population serving capabilities, which 

critically includes enabling people to find housing that is safe and affordable. 

Given its location, Broken Hill cannot rely on other towns to manage overflow in the needs for 

housing and services when the population peaks. This Strategy supports Broken Hill to create 

redundancy in services and housing and ensure adequate supplies of rental housing stock as 

part of the way for people to make the initial move to Broken Hill, enjoy the lifestyle the City 

has to offer, and encourage more permanent decisions to stay. 
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WHAT MAKES A LIVEABLE PLACE? 

A liveable place is defined as one that is “safe, attractive, socially cohesive and inclusive, 

and environmentally sustainable; with affordable and diverse housing linked by convenient 

public transport, walking and cycling infrastructure to employment, education, public open 

space, local shops, health and community services, and leisure and cultural opportunities”.1 

PURPOSE OF THIS STRATEGY 

This Strategy builds on opportunities for sustainable growth over time while promoting and 

protecting the environment and creating an equitable welcoming community that 

celebrates diversity. Looking forward over the next 20 years, the Broken Hill community can 

grow and change in different ways. This Strategy describes three horizons of growth that 

reflect plausible future scenarios that will shape Broken Hill’s population and demographics, 

economy and work, and needs and expectations of current and future residents.  

Council has led the development of this Strategy, with input from the community and 

stakeholders. The Strategy serves as a guiding document for community members and 

stakeholders that contribute to liveability in Broken Hill. Priority actions are defined for each 

liveability indicator and liveability measures will be monitored to track progress and impact of 

the Strategy. Establishment of a Collective Impact Model enables shared responsibility for the 

coordinated and collaborative implementation of this Strategy. 

 
1 Lowe M, Whitzman C, Badland H, Davern M, Aye L, Hes D, et al., 2015, Planning healthy, liveable and sustainable 

cities: How can indicators inform policy? Urban Policy and Research. 33(2): 131–44. 

<https://doi.org/10.1080/08111146.2014.1002606> 
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The Liveability Strategy Background Paper accompanies this Liveability Strategy. The Paper 

outlines research and engagement outcomes that have shaped the liveability indicators 

and priority actions in this Strategy. 
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PLANNING FOR OUR FUTURE 

Broken Hill today 
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Today Broken Hill is a community of 17,588 people (ABS 2021 Census). It is a City built off the 

back of the mining industry and thriving from its rich social fabric and strong commitment to 

community. The City is a welcoming place with a strong arts, culture and events sector, 

fuelled by the unique landscapes that surround it. The community is proud of their City, its 

strengths and values and want to ensure that its future is planned for, and its unique strengths 

are enhanced. 

Future scenarios – the road to success 

The creation of a more liveable Broken Hill requires a commitment across stakeholders to 

incremental changes and investment in activities and projects that lead to impact across 

multiple liveability indicators.  

The future of Broken Hill as a community and City can evolve along different pathways. 

However, maintaining and supporting liveability needs to be at the core of all future 

scenarios and underpin how Council, the community and stakeholders respond and 

leverage the opportunities ahead. 

The following scenarios describe different horizons of growth, the impacts to people and 

place and the role and range of interventions that would be needed to support liveability 

across these different contexts. 

 

  

Image 1: Local Children Participate in the Totem Skate Workshop 
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2. LIVEABILITY INDICATORS 
The Liveability Strategy is structured around 12 Liveability Indicators. 

 

These indicators are presented though report cards that explain why the indicator is 

important, the relevant current challenges and opportunities, and priority actions that are 

required to address identified gaps and opportunities. The report cards also identify how we 

measure the indicators to ensure that we are progressing towards improved liveability 

outcomes. 
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LIVEABILITY INDICATOR 1: ACCESS TO DIVERSE AND AFFORDABLE 

HOUSING 

Access to a range of quality housing options that are affordable 

and well located is an integral component to an individual’s 

quality of life and the wider liveability proposition within Broken 

Hill. Housing shortages or housing design or type that does not 

suit multiple stages of life, differing family dynamics and socio-

economic status can lead to individuals leaving the area to seek 

more appropriate and housing options. It will also serve as a 

deterrent to those seeking to relocate to Broken Hill. 

Opportunities and challenges 

What we heard from you… 

“[I] would love to have the opportunity to downsize to something smaller and new – my 

house is too big.” 

There are diverse housing need and preferences across the community. While some people 

are looking for opportunities to downsize, others moved to Broken Hill for the larger blocks 

and lifestyle of having a larger house. Thus, the provision of housing diversity (e.g., dwelling 

size, number of bedrooms) is one of the key opportunities for catering for different needs.  

However, the low rate of vacant properties available on the rental market, the poor quality 

of housing available for rental and purchase, and a considerable number of properties 

identified as unhabitable are the major challenges for housing.  

The number of rental properties in Broken Hill needs to be significantly increased to 

accommodate the higher proportion of the community that lives in Broken Hill temporarily, 

compared to other places in NSW due to the nature of employment opportunities and the 

unique characteristics and location of the City. Whilst there are opportunities to purchase 

properties in the City, enabling people that have a ‘try before you buy’ accommodation 

option in Broken Hill creates a greater attraction to locate to Broken Hill temporarily with the 

opportunity to make a more permanent move in the future. 
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LIVEABILITY INDICATOR 2: THERE IS GROWTH AND DIVERSITY IN 

JOBS 

Economic prosperity is a key component of a liveable place as it 

enables people to purchase essential goods and services 

needed for liveability and an improved quality of life.  

To achieve long term economic viability and resilience, it is 

important that Broken Hill has growth and diversity of 

employment opportunities across various industries and sectors.  

Diversity of employment opportunities also enables Broken Hill to 

retain local talent and will form a basis to attract people to relocate to Broken Hill for the 

professional opportunities it offers, subsequently helping to increase population. A stable 

economic base will be a vital element to attract future investment into the City which will in 

turn create an increase in commercial viability for small businesses. 

Opportunities and challenges 

What we heard from you… 

“[We] need opportunity for larger corporate retail businesses to invest in Broken Hill and 

create employment opportunity for our youth”. 

There is a need for ensuring the growth in employment opportunities and providing diversity 

in the types of new jobs created in Broken Hill. While continuing to support mining is 

significant, the need to target new industries and technologies is also important to ensure 

that Broken Hill is economically resilient into the future. 

The City also needs to support opportunities for new local businesses to grow and succeed in 

Broken Hill, which creates job opportunities for locals as well as enabling the community to 

access a greater range of services and retail. 

Image 2: Background Photography from the filming of 'Awake In Fright' – courtesy Channel 10 
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LIVEABILITY INDICATOR 3: BROKEN HILL IS CONNECTED 

Connectivity plays a key role in the wider liveability of a place, 

from being connected physically via transportation and 

pedestrian or share path networks to digital connectivity 

providing access to a wide range of services, and the ability to 

connect to the world with a click of a button.  

With the geographic location of Broken Hill, connectivity to other 

regional centres would provide increased access to a broader 

workforce and range of goods and services. Internally within Broken Hill, the sense of 

connectivity via safe and accessible network of pathways, can increase incidental activity, 

and reduce the reliance on private vehicles. Incidental exercise is one of the key influences 

on an individual’s health and wellbeing.  

Lack of connectivity can lead to a sense of isolation for the wider community and create 

supply issues for industries operating within the City, and potentially deter other 

industries/businesses from relocating to Broken Hill. An increase in connectivity for Broken Hill 

can influence a number of liveability factors. 

Opportunities and challenges 

What we heard from you… 

“[we need] more improvements in transport options and better affordability.” 

“Broken Hill isn't particularly walkable outside of the main CBD, especially during the heat, 

and private transport options are unreliable and expensive for people on low incomes / 

mobility issues.” 

“Establishment of a fast NBN internet service that would support Broken Hill become the 

digital Hub for rural and remote towns.” 

The aging transport infrastructure (e.g., roads and airport) and the lack of diverse and 

affordable public transport options to other regional centres and capital cities are the major 

challenges for physical connectivity in Broken Hill. The uneven distribution of services across 

the City (i.e., distance from services for outer suburbs) and poor quality of footpaths are 

barriers for using active transport. To ensure a stable digital connectivity, the internet 

networks need to be improved. 
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LIVEABILITY INDICATOR 4: THERE IS ACCESS TO EDUCATION AND 

TRAINING 

The access to education and training plays a critical part in the 

Broken Hill’s liveability story. It can ensure that employers access 

the skills and talent needed to operate within Broken Hill. Such as 

access to education and training can help to retain residents 

within the City, who wish to seek higher or alternate education 

activities. Furthermore, it can ensure providing an ongoing 

learning and development opportunities at all stages of life. 

Lifelong learning is also an important element of an individual’s happiness as it provides 

opportunities for personal development, social inclusivity and active participation within the 

community. 

Opportunities and challenges 

What we heard from you… 

“The City has fallen behind similar sized cities in NSW, [for] health and education facilities.” 

“[need] further education beyond high school and vocational training.” 

“Broken Hill is a good place to raise young children, but I question how it will be in the future 

for education, health and the general living.” 

There is a need to improve the quality of education opportunities and also increase 

opportunities for further upskilling and training to support people find jobs relevant to their 

skills.  

The lack of diversity in training opportunities is contributing to the loss of residents who need 

to travel outside of Broken Hill to receive their training and qualifications. This issue is 

particularly relevant with younger people and school leavers. 

 

 

 

 

 

 

 

 

 

 

Image 3: Graduating Class at Country Universities Centre Far West 2022 
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LIVEABILITY INDICATOR 6: THERE IS DIVERSITY IN RETAIL, SERVICES 

AND INDUSTRIES 

The diversity of services and industries is a significant component 

of liveability as it can improve the community’s access to a 

range of essential services and goods and respond to the needs 

of a wide range of community groups. Such a diversity can 

reduce Broken Hill’s reliance on regional centres and 

dependence on transport and consequently, reduce the sense 

of isolation in the region.  

Furthermore, a diversified economy can provide the community with a wide range of 

employment opportunities in various industries. 

Opportunities and challenges 

What we heard from you… 

“Shopping and products [are] very limited. Entertainment is limited.” 

“Once the children have finished school, we plan to move somewhere there is more 

opportunity for them and access to services and employment not available here.” 

“The availability of childcare for children before they start school. This is a limiting factor in 

me being able to return to work.” 

The mining industry is a backbone of Broken Hill’s economy. However, the significance of 

having new industries such as Renewable Energy (solar and wind), Manufacturing (e.g., 

steel), and the Circular Economy is recognised by the community as opportunities to make 

Broken Hill an industrial hub for the Far West as well as a hub for Arts and Tourism.  

An increase in childcare services, further support for the small businesses, and a more even 

distribution of services across the City, particularly in South Broken Hill, are priorities expressed 

by the community and opportunities for future development. 

 

Image 4: First Nations Story Poles in the Central Business District 
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LIVEABILITY INDICATOR 7: BROKEN HILL IS A HEALTHY AND 

RESILIENT CITY 

The environmental health of the City and planning to combat 

environmental issues and impacts such as climate change are a 

key component of a liveable place. For the City of Broken Hill, 

this is particularly important as the City is subject to a range of 

weather extremes, and susceptible to environmental impacts 

emanating from historic mining practices. 

The environmental health of the City such as soil, water and air 

quality can have significant impacts on the health of residents. Improving these factors can 

lead to improved health outcomes for residents, now and into the future. 

This indicator also considers the resilience of the City against changes in environmental and 

climatic conditions. Planning to increase the resilience of the City will ensure that it continues 

to be a valued and liveable place into the future. 

Opportunities and challenges 

What we heard from you… 

"I like living close to the natural environment.” 

“I love my home here. I enjoy the community and the quiet.” 

“We need a much greater and more active focus on sustainability and environmental health 

issues.” 

“Increase the number of trees, large and medium size, street verges and car parks given 

global warming they need to be natives of this part of the world.” 

The residents of Broken Hill value the environment highly as what makes the City liveable. 

However, there is a need to proactively plan to improve the environmental health of the City 

and ensure that climate change and severe weather events are planned for. The issues of 

recycling as well as soil contamination by Lead are other areas of focus for the community to 

protect the health of the environment. 
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LIVEABILITY INDICATOR 8: PEOPLE FEEL SAFE IN BROKEN HILL 

Safety is a critical part of a liveable place. It contributes strongly 

to a sense of belonging and sense of community. A sense of 

safety also influences the community’s willingness to be in public 

places and participate in community activities, particularly after 

dark. Key factors that can influence people’s safety can include 

the actual occurrence of crimes, or the perceived threats 

against safety.  

Often the built environment can influence the perception of 

safety in public places. For example adequate street lighting and maintaining clear lines of 

sight can make people feel safer. Improving the perception and actual safety of a 

community will lead to improved community wellbeing and participation. It will also support 

and enable more night-time economy activities in the City. 

Opportunities and challenges 

What we heard from you… 

“Safety is good but there is a huge distance from everywhere.”  

“Nothing for my teenagers to do in Broken Hill besides sport… The town should have more 

activities and areas kids can go. Like a drop-in centre/youth club.” 

Broken Hill is experienced and perceived by the community to be a safe place to live. 

However, there is a growing concern about the use of drugs in the City and the impact this 

could have on community safety into the future. Concerns around crime is also closely linked 

to a lack of non-alcohol recreation activities available within the City particularly after dark. 

According to the NSW Bureau Of Crime Statistics and Research (BOCSAR) 2021, there is a 

reported increase in Domestic Violence related offences, intimidation, stalking and 

harassment in Broken Hill. 

Image 5: Broken Hill New Year’s Eve Celebrations 
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LIVEABILITY INDICATOR 10: THERE IS CHOICE IN RECREATION 

ACTIVITIES FOR ALL AGES AND GROUPS 

The provision of recreation activities is a significant component of 

a liveable City as it improves the quality of life and impacts the 

community’s health and wellbeing. The diversity of such activities 

and their availability for all ages and groups not only responds to 

the needs of all cohorts but also provide the community with a 

sense of inclusion. 

Opportunities and challenges 

What we heard from you… 

“I am raising children here and I find that there is not a whole lot for older children/teens to 

do. Sporting facilities are lacking severely.” 

“The recreation facilities for children need updating. The town needs more programs focused 

on the youth of the town to be more attractive and to retain young families.” 

“Imperial lakes and Umberumberka Reservoir/and Stephens Creek need to be 

opened/developed as recreation areas, which would help to alleviate the large amount of 

domestic violence and mental health/child welfare issues which is alarmingly high.”  

Public recreational facilities are ageing in Broken Hill. The range of activities in the City is also 

limited and do not cater to all people in the community, for example individuals with 

disabilities or mental health issues, different age cohorts (particularly youth). Upgrading 

existing facilities, increasing the number of facilities and activities and attracting providers to 

open and manage new facilities in the City, particularly for youths, is a priority for the 

community. 
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LIVEABILITY INDICATOR 12: BROKEN HILL IS AN INCLUSIVE 

COMMUNITY THAT CELEBRATES CULTURAL DIVERSITY 

An inclusive community that celebrates diversity creates a 

welcoming environment, a sense of place and belonging. These 

are all key components to what makes Broken Hill a liveable 

place now and into the future. Diversity and inclusion relate to 

gender, age, ethnicity, race, cultural background, disability and 

religion. 

One of the key strengths of Broken Hill is its sense of community, 

and that it is welcoming to new residents from all backgrounds and cultural diversities. As the 

City grows in population and more new residents call Broken Hill home, it will be essential that 

this sense of community and celebration of cultural diversity is built upon to maximise 

opportunities. 

As Broken Hill grows as a City that celebrates and supports cultural diversity, it could provide 

opportunities for new business and professional services seeking to operate in a community 

with these values. This could also influence key sectors such as the Arts and Culture sector as 

new artists and art types emerge. 

Opportunities and challenges 

What we heard from you… 

“I enjoy living in Broken Hill because it is a caring, supportive community which respects 

individuality and diversity. It is affordable and has a relaxed pace of living. There is a good 

variety of sporting, cultural and community groups to enhance people’s lives.” 

There is a strong sense of community in Broken Hill and the people feel welcomed and 

accepted. The community acknowledge the significant role that multiculturism has played in 

Broken Hill and the contribution that it can have to make the City a liveable place. There is a 

desire to continue to nurture a culture of inclusiveness and embracing diversity so that Broken 

Hill is known to be a place that is welcoming to all. 
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3. WHERE TO FROM HERE? 
DELIVERY THROUGH A COLLECTIVE IMPACT MODEL 

 

Enhancing liveability in Broken Hill requires 

support and participation from different 

stakeholders. A Collective Impact Model 

enables delivery of this Strategy involving all 

organisations and groups across the 

community that have an interest and 

contribution to make. 

Collective impact is a framework that 

applies a critical lens to a specific place to 

progress a complex problem at scale. 

Collective impact is about enabling, 

equipping and leveraging the many 

organisations and activities already in 

place and filling any gaps that may exist. In 

some instances, existing entities may be 

competing with one another, and this can 

be counterproductive to the solution 

they’re trying to affect. While leveraging 

existing providers/initiatives it is important to 

also consider is it the right way and the best 

way – or is there a better way. 

Unlike most collaborations, collective 

impact harnesses a unique operating 

model that establishes a backbone that 

includes a centralised infrastructure, a 

dedicated staff, and a structured process 

that leads to a common agenda, shared 

measurement, continuous communication, 

and mutually reinforcing activities among 

all participants. 

Council will take a leading role to establish 

a Collective Impact Model with 

participants to conduct activities, make 

investments and contribute to liveability 

and housing in Broken Hill to implement this 

Strategy. 
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ROADMAP FOR IMPLEMENTATION  

Council will convene and facilitate implementation of the Liveability Strategy, with support 

from stakeholders.  

The initial actions Council will take are: 

1. Establish the ‘Housing our future’ program as an initial priority to progress Liveability 

Indicator 1 – Access to diverse and affordable housing, recognising housing as a 

critical issue in Broken Hill and housing as an enabler for Broken Hill to sustain a 

population and services to service the Far West region. 

2. Engage the NSW Government and advocate for funding support to enable 

Council to establish and facilitate delivery of the backbone infrastructure to 

support Council and its partners. 

3. Appoint a lead for the project, which can be a member of staff within Council or 

appointed and funded through stakeholder support. 

Appointment of a project lead is important as they will oversee the development of the 

implementation plan and approach, including convening stakeholders. Responsibilities and 

accountabilities include: 

• Setting direction 

- Develop a project plan for the ‘Housing our future’ program – define shared 

goals, accountabilities, milestones for delivering, budget requirements. 

- Define terms of reference for the project, including establishing governance 

arrangements and the collective impact approach which involves defining 

participant roles and accountabilities, approach to information sharing and 

project selection. 

• Resourcing activities 

- Convene stakeholders that will participate in the program and execute 

participation agreements. 

- Participants could include Broken Hill City Council, NSW Government, Business 

Far West, Foundation Broken Hill, key mining operations, Far West Local Health 

District, Home in Place, Local Real Estate agents. 

• Initiating actions 

- Define and agree on the first five projects for delivery, based on the priority 

actions of this Liveability Strategy. Initial actions could focus on connecting 

people looking for accommodation with people that have space available 

and developing a communication pack for the current community, investors 

and people looking to move to Broken Hill. 

- Develop an agreed funding approach with participants for delivery, including 

agreed project milestones and performance measures. 

- Establish an approach to information collection, sharing and maintenance so 

that the program is informed by an accurate database of what houses are 

occupied and their tenure. 

Establishing and funding an initial 2-year program would enable the testing and maturation 

of the Collective Impact Model and review of the effectiveness of activities and the 

approach to implementation. 

 



 

 

 

  
  

 




