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CHAPTER 1:
What is the NRAS? Key facts
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NRAS is an Australian Government initiative to stimulate the supply 
of 50,000 new affordable rental dwellings by the end of 2014.  This 
number has since been scaled back to 35,000 by the end of 2014. 
The Government has indicated it will support the provision of a 
further 15,000 dwellings in years to follow.

Successful NRAS applicants are eligible to receive an Incentive for 
each approved dwelling where they are rented to eligible low and 
moderate income households at a rate that is at least 20 per cent 
below the prevailing market rate. The NRAS incentive runs for 10 
years.

Essentially, NRAS is a combined business sector and community 
organisation financial incentive. The groups lodge submissions (the 
Government has had four submission rounds to date) to receive 
approval to build and rent dwellings at least 20% below market rate. 
 Those who may lodge submissions include financial institutions, 
large investors, private developers, not-for profit organisations and 
community housing providers. (See chapter 2 for how individuals can 
become involved).
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The aim of the NRAS programme is to provide affordable housing to 
individuals predominantly in service industries, such as child care 
workers, teachers, paramedics, police, teachers and nurses etc.  
There are many areas within Australia where people working within 
these industries struggle to cover the rent required.  

It is estimated that approximately 1.5 million Australian 
households are currently eligible to rent NRAS properties.

It is important to note that NRAS is not another public or social 
housing program.  The Australian Government’s role is to provide the 
financial and tax incentives to those who have been granted 
approval by them to build NRAS properties.  The Australian 
Government do not build, tenancy manage or own any of the NRAS 
approved dwellings.
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TYPES OF PROPERTIES AND LOCATIONS

NRAS approved dwellings range form studio apartments (predominantly 
in the city) to larger family homes.  They can be fond through both 
metropolitan and rural areas within Australia and are usually bundled with 
non NRAS properties.

NRAS Properties must be:                                                                              
                                        1. Newly erected properties that have not been 
previously lived in; or                                             2. properties that were 
deemed uninhabitable and have been fully renovated and restored and 
not lived in after this restoration has occurred.

The NRAS properties are indistinguishable from other muddle market 
properties. The rigorous selection criteria set out by the Government 
ensures that properties comply with the State, Territory and local 
government planning requirements and building codes.

Each State and Territory has set out locations that have affordable 
housing shortages.  The Federal Government prioritises properties being 
developed near services such as schools, public transport, medical 
services and retail services and employment hubs.

For each dwelling established, and maintained to the required standard, 
the Federal and State Government both provide incentives to the 
approved participants (see Chapter 4 for the current amount).  These 
incentives are indexed annually (over the 10 years) in lince with CPI.

The Department of Families, Housing, Community Services and 
Indigenous Affairs (FaHCSIA) is responsible for the ongoing management 
of NRAS, in consultation with the State, Territories and the Australian 
Taxation Office.  Approved scheme operators must write reports to 
FaHCSIA on how their NRAS properties are running. FaHCSIA write 
monthly reports which are available to the public.



THE NRAS allocations are offered to large scales investors and not –for- 
profit organisations (as mentioned above) to be approved by the Federal 
Government.  However, once these entities have gained the approval, the 
properties that they have built (or intend to build) can be sold to individual 
investors.  Both the approved scheme operators and the individual 
investors must following guidelines as set out by the Federal Government.

For an individual investor, properties can be purchased from the approved 
scheme operators and the individual investor can then take advantage of 
the financial incentives for the next 10 years.  The approved scheme 
operator that you purchase your property from will provide the guidelines 
that need to be adhered to for ongoing payment of the incentive.

CHAPTER 2:
How An Individual Investor 
Can Participate in NRAS
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The standard guidelines apply which are:

Properties must be rented at least 20% below the rental market 
rate in the area where the property is based ( see chapter 5 on 
how rent is calculated);
The property must be rented out to approved tenants (see 
chapter 4);
The property must follow all of the standard rules regarding 
property rentals within the state or territory where the property is 
based;
The property must be maintained to a standard outlined by the 
Federal Government and the State/Territory Governments. (Most 
properties will have property managers overseeing them)

Individual NRAS investors can expect to benefit from the annual 
NRAS Incentive, rental yields and capital gain. In turn they are 
also assisting Australia to increase the supply of affordable 
housing.

While house prices have fallen globally, the Australian housing 
sector has shown resilience, primarily due to strong fundamentals 
– low vacancy rates, high population growth, insufficient housing 
stock, high employment and sound lending practices. 

Demand for residential property is high with the National Housing 
Supply Council’s State of Supply Report 2010 estimating a current 
housing supply deficit of 178,400 homes across Australia.

Partly due to the shortfall in supply in specific areas, the 
residential rental market represents a good long-term investment. 
Independent financial modeling of the NRAS Incentive 
shows that it can provide market rates of return at levels 
that are strongly competitive with other asset classes.

Compared with a conventional residential investment 
property, in certain markets, the NRAS Incentive can 
provide a better cash return to investors than the receipt 
of full market rent. In addition, investors are able to apply 
property expenses and non-cash deductions and 
allowances against a lower assessable rental income, 
increasing the negative gearing benefit.
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CHAPTER 3 – 
THE INCENTIVES BEING 
OFFERED

The NRAS incentive is an annually indexed amount provided to 
approved scheme operators for each approved dwelling that complies 
with the conditions of the allocation of incentive for the dwelling. This 
incentive increases annually over the 10 year period.

For 2013 the incentives are as follows:
1. A Federal Government Incentive currently of $7,763 per dwelling per 
year as a refundable tax offset or payment; and
2. A State or Territory Government Incentive currently of $2,587 per 
dwelling per year in direct or in kind financial support

The Federal Government only provides tax offset certificates directly to 
NRAS approved scheme operators, and only if they comply with the 
requirements of the Scheme.  For individual investors, arrangements 
will be put in place with the approved entity that you purchased the 
property from. This entity will ensure that you receive your tax offset 
certificate information which will then be included with your tax return.

The NRAS approved scheme operator that you purchase your 
property/properties from will ensure you get your State Government 
tax-free cash payment.  This is generally paid at the end of the financial 
year but each State Government has differing dates.
The scheme runs from 1 May to end of April each year.



Current NRAS Year – 2013-2014

Year Contributed by Amount

2013/2014 Federal Government $7,763.00

State/Territory Government $2,587.00

TOTAL $10,350.00

Rents Component — Weighted average of eight capital 
cities — 4.8% increase in 2012-13

Current NRAS Year – 2012-2013

Year Contributed by Amount

2012/2013 Federal Government $7,486.00

State/Territory Government $2,495.00

TOTAL $ 9,981.00

Current NRAS Year – 2011-2012

Year Contributed by Amount

2011/201
2

Federal Government $7,143.00

State/Territory Government $2,381.00

TOTAL $ 9,524.00

Incentive values
Rents Component — Weighted average of eight capital 
cities — 3.7% increase in 2013-14

Rents Component — Weighted average of eight capital 
cities — 4.2% Increase in 2011-12
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The incentives are calculated by averaging the CPI rental increase 
amongst eight capital cities.  As the above indicates, the CPI rental 
increase component has been running much higher than the actual 
Consumer Price Index since the inception of the programme.  This is 
due to the fact that the housing shortage in Australia has seen rents 
increase at above the rate of inflation.  

Obtaining this increase in income every year is an extra bonus 
considering that most landlords would be hesitant in raising rents 
by such a level on an annual basis. In this situation, the Federal and 
State Governments automatically provide you with the increase!

WHY INVEST IN AN NRAS PROPERTY?

There are many reasons to invest in an NRAS property.  The obvious 
one is the ongoing annual incentive being offered by the Federal 
Government for 10 years.  The Federal Government is committed to 
NRAS and works closely with The Department of Families, Housing, 
Community Services and Indigenous Affairs (FaHCSIA) and financial 
institutions to ensure successful management.

However, there are other benefits which include:
•Increased income (see examples on page ??)
•Ownership of a newly built (or fully renovated property) usually in 
a high growth, high demand area.
•Anticipated Capital growth in the property value
•The potential for negative gearing benefits and positive cash flow 
at the same time (see examples on page ??)
•Indexed tax free income over the 10 year period
•Tax deductions on interest repayments and property depreciation
•A choice of approved properties throughout Australia in relation to 
the location and type of property
•The opportunity to sell the property within the 10 year period.
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CHAPTER FOUR – 
WHO ARE THE TENANTS?
The Federal Government has set out strict guidelines as to who is 
eligible for renting an NRAS approved dwelling.  It is up to the 
approved entity to ensure that these guidelines are adhered too 
and they must report back to FaCHSIA as previously mentioned.

The main aim is to provide accommodation to those within service 
industries (teachers, police, nurses) in areas where the rent is high 
in comparison to their income.  An income eligibility table is 
provided by the Federal Government each year for approved 
scheme operators.  The current income levels are as follows:

Household types Annual income limit for 
initial tenant eligibility $

Upper income limit for 
maintaining eligibility $

One Adult 45,956 57,445

Two adults 63,535 79,419

Three adults 81,114 101,393

Four adults 98,693 123,366

Sole parent with one child 63,579 79,474

Sole parent with two 
children

78,822 98,528

Sole parent with three 
children

94,065 117,581

Couple with one child 78,778 98,473

Couple with two children 94,021 117,526

Couple with three 
children

109,264 136,580

Source: FaHSCIA website published limits for the NRAS year 1 May 2013 to 30 April 2014. 

Income levels increase in May each year.



Chapter 4 cont.

The role of the approved entity is to ensure that initial applicants fall within the 
annual income eligibility and throughout the year their income does not 
exceed the maximum levels.  Failure to comply with these limits will see the 
incentive not being paid to the approved entity and they have a vested 
interest in this incentive being paid.

As with any investment property, these tenants must follow the same rules as 
per the guidelines within each State/Territory.  Failure to do so will mean 
being asked to vacate the property and a more suitable tenant will be found.

Each state has application forms to be completed by anyone who feels they 
are eligible for a NRAS property.  They are screened to ensure they fit within 
all of the guidelines required by the Federal Government.  The approved 
entity will either undertake this process themselves, or will appointment a 
tenancy manager.

The tenants that are the target of the NRAS are different to those that are 
part of Social Housing programs within Australia.  These are privately owned 
properties, not government owned, and they are privately managed. 

EBOOK TITLE
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CHAPTER 5:
How Rent is Calculated 
and The Costs Involved
The primary goal of the NRAS is to provide property to 
tenants that is at least 20% below market value.  In some 
cases a reduction up to 30% may be required. To ensure that 
the rental being charged is at the correct rate, regular 
assessments have to be undertaken.

In years one, four and seven of the dwelling’s incentive 
period, NRAS approved scheme operators are required to 
seek a written valuation from an independent registered 
valuer to determine the market rent for the dwelling.

When a new lease is entered into for a dwelling, or at 12 
monthly intervals for existing leases, approved scheme 
operators may review the rent charged for their dwelling and 
may then increase the rent, as long as the increase does not 
exceed the movement of the NRAS market index, which is 
determined by the Rents component of the Housing Group of 
the Consumer Price Index.  This is the amount that your 
State and Federal incentive will be increased by on an annual 
basis.

Approved scheme operators are not required to provide 
longer term leases or other rights for tenants beyond those 
which are required by relevant State and Territory landlord 
and tenant legislation. NRAS does not provide tenants with 
any special rights in relation to the length of leases over and 
above the relevant residential tenancy legislation in the 
State or Territory where the dwelling is located.

As with all rentals, there may be a time when the property is 
vacant.  However, with the rent reduction and a waiting list 
of good eligible tenants in each area, the tenancy manager 
should be able to ensure a tenant is put in place ASAP.// Page 14
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Each property will have a tenancy manager which may be the 
approved NRAS entity or a manager contracted to undertake these 
duties. NRAS tenancy managers may perform services to help an 
approved participant satisfy conditions of allocation such as:

•assessing tenant eligibility and retaining tenant records;
•managing determination of market rents and the below-market 
rents charged to tenants of approved NRAS dwellings;
•providing property management and maintenance functions
managing the ongoing tenancy of an NRAS dwelling;
•reporting compliance with tenant eligibility, rent levels and other 
regulatory requirements under the Scheme to approved scheme 
operators
•retaining tenancy compliance records for at least five years.

COST ASSOCIATED WITH THE PROPERTY
As with any investment property costs will be associated.  With an 
NRAS property the normal costs of owning a rental property still 
apply. So, you will still be responsible for the ongoing Property 
Management Fees, Council Rates, Body Corporate Levies (if any), 
Landlord Insurance, Maintenance etc.  

In addition, there will be a:
•Compliance Manager Fee (varies between approved scheme 
operators but average is about $800/yr)
•Tenancy manager fee (similar to a fee payable if you have an 
agent manager you standard investment property)
•Valuation fee (this will occur three times during the 10 year 
period)

It is worth carefully researching (or having a company like Capital 
Funding Group undertake the research) the different structures 
and costs of each NRAS approved scheme operator.  There are 
variation between costs and structures and commitments to the 
purchaser (e.g some include a vacancy cover for a number of 
weeks) amongst the NRAS approved scheme operators.  You want 
to ensure you know all of the costs upfront so that you can find the 
one to provide the greatest return.
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CHAPTER 6 – SELLING YOUR NRAS 
PROPERTY

Ideally, when you purchase an NRAS property you will want to hold 
that property for the 10 year period (at least) to take full advantage of 
the incentives being offered.  However, despite the best intentions, 
there are times when property has to be sold.

An NRAS property can be sold but it may have slightly differing rules 
depending on the NRAS approved entity that you purchased the 
property from.  In most cases, the approved NRAS entity will ask that 
the property be sold to another NRAS investor so that the particular 
property be kept in the NRAS rental pool.

After the 10 year incentive period has expired, the property is yours 
with no connection to the Federal Government, or the NRAS 
approved entity, so you can sell it as you would a standard 
investment property.

It is essential that you fully understand the termination structure with 
the approved scheme operator that you intend to purchase the 
property from.  Failure to fully comprehend this could result in being 
put in a difficult financial situation if you need to sell quickly and the 
agreement has time restrictions.  

In addition be aware of costs associated with any termination.  Each 
NRAS approved scheme operator has differing termination 
structures and you need to ensure the structure suits your individual 
situation. Some charge large fees while others have minimal fees.  

EBOOK TITLE
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CHAPTER 7 – OBTAINING 
FINANCE TO PURCHASE AN 
NRAS PROPERTY
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Obtaining finance for an NRAS investment property differs from 
getting finance for a standard investment property.  Not all lenders 
will lend for an NRAS property and, if they do, they will have 
guidelines as to the Loan to value Ratio.  It is imperative that you get 
finance approval based on a NRAS investment property prior to 
signing any purchase contracts.

Capital Funding Group is experienced in obtaining NRAS finance and 
so can assist you in this area.  We will look at your proposed 
property/local and at your finance situation to ensure you get the 
best finance deal for you.

One recommendation from Capital Funding Group is that a Product 
Disclosure Statement be obtained from the NRAS approved entity 
that you intend to purchase the property from.  This should be 
thoroughly reviewed and, it is strongly advised, that your financial 
advisor/accountant be given the opportunity to review this document 
first.

As with any property purchase, it is essential that you understand all 
of the regulations set out by the NRAS approved entity (e.g. fees and 
charges, ability to sell the property prior to the 10 years, how the 
entity is structured). Many lenders will also want to review this.  They 
will want to ensure that there are no hidden traps that will inhibit the 
sale of the property if you default.



Many lenders look to see if the property is a head lease or direct 
tenancy structure.  There are very few head lease structures 
that lenders will consider financing.  The difference between the 
two is:

1. Head Lease Structure: This structure allows the operator to 
lease the property from the investor (you) for the 10 year period 
and the operator then sub-leases this property to the tenant.  
The Head Lease Structure allows little or no control over the 
selection or approval of the tenant or the managing agent. The 
Head Lease will be registered as having an interest on the title 
(which is why many lenders will not approve this structure)

2. Direct Tenancy Structure: This structure allows the investor 
(you) to select a property manager and enter residential 
agreements directly (just as you would with a regular 
investment property). With this structure, the purchaser (you) 
will be listed on the title.

// Page 18



CHAPTER 9 - FAQs
Section 1: The NRAS Scheme
Section 2: Participation by individual investors 
Section 3: The properties and the location
Section 4: The Incentives and how they are paid
Section 5: Tenants
Section 6: The rent charged and calculations
Section 7: Changing ownership or selling property

Section 1: The NRAS Scheme
1. What is the NRAS (National Rental Affordability Scheme)?
The National Rental Affordability Scheme (NRAS) is a long term 
commitment by the Australian Government to large scale investors 
prepared to build or purchase newly erected affordable rental 
housing.
The aim of NRAS is to address the shortage of affordable rental 
housing.  The scheme offers financial incentives to entities to build 
and rent dwellings to low and moderate income households at 
below-market rates for 10 years. It aims to:
- increase the supply of new affordable rental housing
- reduce rental costs for low to moderate income households
-encourage large-scale investment and innovative management of 
affordable housing.

2. How does NRAS work?
NRAS provides a substantial annual incentive to entities to build and 
rent new dwellings to low and moderate income households at a rate 
that is a least 20 per cent below the market value rent. The incentive 
is available to approved participants who successfully apply through 
an open call for applications. There have been four 
calls for applications so far.

3. Who benefits from the scheme?
NRAS aims to increase the supply of affordable rental housing for low 
to moderate households across Australia. Eligible individuals and 
families are able to rent NRAS dwellings at a rate that is at least 20 
per cent below market value rent.

Those in the service industry such as the child care workers, 
paramedics, police, teachers and nurses are the target market.  It is 
estimated that 1.5 million Australian households are currently 
eligible to rent NRAS properties.

http://www.dss.gov.au/our-responsibilities/housing-support/programs-services/national-rental-affordability-scheme/nras-calls-for-applications-rounds


4. Who can participate in NRAS?

Potential participants in NRAS include financial institutions, medium 
to large-scale investors, private developers, not-for-profit 
organisations and community housing providers who may build, 
own, finance or manage NRAS dwellings.

Participants apply for allocations of incentives under an open call 
for applications. There are many approved scheme operators 
across Australia as a result of four previous calls for applications.

For participation amongst individuals see section 2.

5. Who manages the scheme?

The Department of Families, Housing, Community Services and 
Indigenous Affairs (FaHCSIA) is responsible for the ongoing 
management of NRAS, in consultation with the Australian Taxation 
Office and the States and Territories. FaHCSIA write monthly 
reports on the scheme which is available to the public.

Section 2: Information about participation by 
individual investors 

1. How Can an Individual Investor become involved in 
NRAS?

Individual investors can become involved in the NRAS scheme buy 
purchasing a newly erected property from one of the Government 
Approved NRAS participants (contact us for providers).  

http://www.dss.gov.au/our-responsibilities/housing-support/programs-services/national-rental-affordability-scheme/national-rental-affordability-scheme-performance-reporting


2. Why Purchase an NRAS approved property?

NRAS provides a substantial annual incentive per approved 
dwelling.  This incentive is guaranteed over the ten year period. See 
appendix 2 for figures to show the benefits of an NRAS investment.

3. How long does the NRAS incentive run for?

The government has committed to pay the NRAS incentive to 
owners of NRAS approved properties for 10 years from the date of 

initial habitation. (see section 4 question 1 for incentive amounts) 

Section 3: The properties and the location

1.How many NRAS properties are available? 

The Federal Government plans to have 50,000 NRAS homes 
Australia-wide. 35,000 are to be built by the end of 2014 with a 
further 15,000 to be built in 2015/16. These properties can be found 
in both urban and rural regions throughout Australia.



2. What are the characteristics of an NRAS dwelling?

The design and quality of NRAS dwellings compare favourably with 
any other private market dwellings. Typically, they are likely to be 
indistinguishable from other 'middle-market' dwellings.  For example, 
a single NRAS house many be one of many homes in the street or a 
portion of units in a development with other owner/occupiers.

A condition that needs to be satisfied for an approved participant to 
receive an incentive under the Scheme is that all dwellings must also 
comply with State, Territory and local Government planning and 
building codes and requirements.
Properties can be found in city and rural areas and range from small 
studio apartments to houses
.
3. What are the requirements of an NRAS approved dwelling?

The Government has set out criteria that NRAS dwellings must meet.  
These include:

a) The dwelling must be either brand new (it must not have been 
previously lived in) or, if it was an uninhabitable property that has 
been made habitable for the purposes of NRAS, it must not have been 
lived in since the extensive renovations have been carried out.
b) The dwelling must be rented at a rate that is at least 20 per cent 
below the market value rent.
c) The residence cannot include a caravan, houseboat or any other 
type of mobile dwelling. 
d) The tenants of NRAS dwellings must meet the income requirements 
prescribed by the Regulations. (see Section 5)



4. How can I purchase an NRAS property?

NRAS approved participants in the States or Territories where they 
wish to purchase dwellings should be contacted in relation to this.  
Please contact us for approved participants in your preferred state.

5. Can I buy a house and then get it included in NRAS?
You are not able to build your own property, or purchase a newly 
erected property, and then include it in NRAS. Only NRAS approved 
participants can have dwellings approved under the Scheme. As 
mentioned, these participants are selected through an application 
process and have approved dwellings in approved locations. You 
can buy a property from these approved participants.

6. Will the NRAS properties become lower value investment 
properties therefore reducing my return in due course?

NRAS homes can be bundled with non-NRAS properties: they may 
be only a minority of a new multi-storey development, with other 
properties sold off-the-plan to homebuyers and individual investors.  
Therefore, it is very unlikely that an NRAS property will become a 
lower value property.

7. Are NRAS Properties the same as “Housing Commission” 
Homes? 
 
NRAS is not the same as the Federal Government “Social Housing 
Program” and attracts different types of tenants.  As mentioned 
previously the aim is to provide affordable to housing to tenants 
such a police, childcare workers, nurses, teachers etc . 
 
All NRAS properties are high quality homes, in desirable areas, 
designed to provide affordable housing for “middle Australia” 
families on good incomes but unable to acquire the deposits or to 
afford the mortgage payments needed for home ownership. 



Section 4: The Incentives and how they are paid

1.What incentive is being offered?

The NRAS incentive is an annually indexed amount provided to 
approved scheme operators for each approved dwelling which 
complies with the conditions of the allocation of incentive for the 
dwelling.

The Federal and State Governments provides this annual incentive 
per dwelling per year.  For 2013 the incentives are as follows:

•A Commonwealth Government Incentive currently of $7,763 per 
dwelling per year as a refundable tax offset or payment; and
•A State or Territory Government Incentive currently of $2,587 per 
dwelling per year in direct or in kind financial support

2. I recently purchased an NRAS property. How can I get my 
individual incentive?

Purchasers will put their own arrangements in place with the relevant 
approved scheme operator in order to ensure that they receive the 
tax offset certificate. The Australian Government only provides tax 
offset certificates directly to NRAS approved scheme operators, and 
only if they comply with the requirements of the Scheme.

State and Territory Governments pay their annual contribution as a 
direct payment or payment in-kind to approved participants.  They 
will then have arrangements in place to pass this onto individual 
investors who purchase one of their NRAS approved properties



3. When will I receive my tax incentive?

The NRAS year runs from 1 May to 30 April. NRAS approved scheme 
operators are required to lodge the annual compliance report for 
properties in May of each year.

The Federal Government incentive is a Refundable Tax Offset (RTO), 
which will be advised to the NRAS approved entity around July each 
year. You will need to include this amount in your annual tax return, 
with the RTO either reducing your tax liability or a cash refund. The 
State/Territory Government Incentive will be made in the form of a 
tax-free cash payment. 

4. What happens when I lodge my tax return with my 
Accountant?

When you see your Accountant you give them your NRAS Certificate 
number given by your approved scheme operator. They will 
then lodge your tax return and the certificate number will trigger an 
NRAS tax offset by the Taxation Department. This will either reduce 
the overall tax payable, or will be paid to you by the Australian 
Government by cheque as cash refund if there is no tax debt (or if 
your tax liability is less than Federal Government’s portion of 
the incentive) for the year.

5. How do I receive my payment due from the State 
Government?

The NRAS approved scheme operator that you purchase your 
property/properties from will ensure you get your tax-free cash 
payment.  This is generally paid at the end of the financial year but 
each State Government has differing dates.

6. Can I get the tax benefit added to me weekly wage instead 
of yearly? 

You can apply for a PAYG Withholding Tax Variation through your tax 
consultant which may enable you to receive the payment attached to 
your wage instead of yearly.



Section 5: Eligible tenants

1.Who can rent an NRAS dwelling?

A condition that must continue to be fulfilled for an approved 
participant to receive the incentive is that dwellings must be rented 
to eligible tenants.

Income limits for eligible tenants are based on the gross income of 
each household and accommodate a range of low to moderate 
income earners. See Appendix A for the Income Thresholds

2. Who is responsible for checking tenants' incomes?

The approved NRAS approved scheme operator is responsible for 
ensuring that tenants’ household incomes remain within the 
household income limits. The approved scheme operator may 
engage a tenancy manager to perform this function.  However, 
responsibility remains with the approved NRAS approved scheme 
operator as failure to meet this condition can result in an incentive 
not being payable to the approved scheme operator.

A commitment to complete this will be provided by the NRAS 
approved scheme operator that you purchase your property from.



3. How are tenants' incomes being checked?

It is a condition of allocation that rental dwellings covered by the 
Scheme are only rented to eligible tenants as prescribed in the 
NRAS Regulations. Eligible tenants are defined according to 
household income thresholds which are subject to annual 
indexation.

Approved scheme operators are obliged to lodge annual 
statements of compliance including a statement that, at all times 
during an NRAS year, the household income of tenants in a 
dwelling was within the thresholds (or details of any way in which 
this requirement was not met). (See Appendix A)

Approved scheme operators (or tenancy managers on their behalf) 
should take reasonable steps to accurately determine the 
household income of NRAS tenants. The collection and holding of 
this information must be done in accordance with the 
requirements of the Privacy Act 1988. Documents that may assist 
in determining household income include:

•copies of payslips
•notices of assessment for annual income tax returns
•letters from employers
•statements from superannuation funds
•statements from Centrelink
•statements of dividends or rents paid.

Apart from reporting household income information in statements 
of compliance, an approved participant must maintain all records 
in relation to an allocation or payment of an incentive, including 
records relevant to household incomes of tenants, for 5 years.



4. How are tenants selected for NRAS dwellings?

Assessment and selection of tenants is at the discretion of the NRAS 
approved scheme operator. Each state has a different register for 
approved participants. 
As mentioned previously the aim is to provide affordable housing to 
tenants such a police, childcare workers, nurses, teachers etc whose 
income falls within the threshold.
 
5. Will I get bad tenants?

Tenants are carefully screened and selected.  However, as with every 
rental property, there is a risk that you may get an inappropriate 
tenant.  The risk here, though, is reduced by the fact that the majority 
of tenants have a high motivation to stay in a property with reduced 
rent rather than pay full market price . 

Section 6: Management of the Property and 
Costs

1.Who can be a tenancy manager of an NRAS dwelling?

Tenancy managers for NRAS dwellings may include:
•not-for-profit organisations (such as a community housing provider)
•commercial businesses (such as a private real estate agent)
local government bodies
•State or Territory governments on a fee-for-service basis.

Approved NRAS scheme operators may contract a service provider to 
manage dwellings on their behalf or the tenancy manager could form 
part of the consortium which makes the NRAS application.



2. What is the tenancy manager's role?

NRAS tenancy managers may perform services to help an approved 
participant satisfy conditions of allocation such as:

•assessing tenant eligibility and retaining tenant records
•managing determination of market rents and the below-market 
rents charged to tenants of approved NRAS dwellings
•providing property management and maintenance functions
•managing the ongoing tenancy of an NRAS dwelling
•reporting compliance with tenant eligibility, rent levels and other 
regulatory requirements under the Scheme to approved participants
retaining tenancy compliance records for at least five years. 

A condition of allocation is that approved NRAS scheme operators 
must ensure that each approved rental dwelling, and the 
management of it, complies at all times with the landlord, tenancy, 
building, health and safety laws of the State or Territory and local 
government area in which the dwelling is located. Failure to comply 
with this condition of allocation will lead to an incentive not being 
payable.

A small fee will be payable to cover the cost of the tenancy manager 
(just as you would pay if you have an agent handle standard 
investment properties).  The fee payable will be dependent on the 
NRAS approved scheme operator that you purchase your property 
from.  Contact us now to discuss properties available. 



3. What does it cost to be a part of NRAS?

The normal costs of owning a rental property still apply under 
NRAS. So, you will still be responsible for the ongoing Property 
Management Fees, Council Rates, Body Corporate Levies (if 
any), Landlord Insurance, Maintenance etc. NRAS Compliance 
Managers are also involved to ensure your property is managed 
efficiently and satisfies the government eligibility for incentive 
payments. Fees vary between organisations, but expect to pay 
approx $800 per year.

One saving you will have with NRAS is that you will not be 
required to pay fees such as advertising fees (when looking for a 
new tenants) and letting fees. 

4. Can I do my own property management?

When you enter into an NRAS agreement you assign the 
property management to an accredited NRAS manager.

5. Can I Inspect the property? 
You are able to inspect your property as per a regular rentals 
property



Section 7: Rent charged and calculations

1.How is market value rent determined for an NRAS dwelling?

In years one, four and seven of the dwelling’s incentive period, NRAS 
approved scheme operators are required to seek a written valuation 
from an independent registered valuer to determine the market rent 
for the dwelling.

When a new lease is entered into for a dwelling, or at 12 monthly 
intervals for existing leases, approved scheme operators may review 
the rent charged for their dwelling and may then increase the rent, as 
long as the increase does not exceed the movement of the NRAS 
market index, which is determined by the Rents component of the 
Housing Group of the Consumer Price Index.

The rent charged must at all times remain at least 20 per cent below 
market value rent, as determined by the most recent written valuation 
obtained from an independent registered valuer.

2. How will the rental rate increase?

Rents will increase on an annual basis and be built into the lease 
agreements with the tenants. The formula for calculating rent will be 
determined based on the number of years it has been in NRAS:

a) Years 1, 4, 7 – the rent will be determined by an Independent 
valuation

b) Years 2,3,5,6,8,9 the previous year’s rental component of the CPI 
index figures for the capital city of the dwelling’s state will be used to 

determine the rental rate, provided this is not in excess of 80% of the 
market rate rent.



3. What is the typical length of a lease?

Approved scheme operators are not required to provide longer term 
leases or other rights for tenants beyond those which are required 
by relevant State and Territory landlord and tenant legislation. NRAS 
does not provide tenants with any special rights in relation to the 
length of leases over and above the relevant residential tenancy 
legislation in the State or Territory where the dwelling is located.

4. Does NRAS provide me with a rental guarantee?

Some NRAS scheme operators do offer a rental guarantee but the 
government does not guarantee 100% tenancy. It is logical, 
however, that since your property is rented at least 20% below the 
current market rent that it will be very easy to find a tenant. NRAS is 
relatively new but the observable evidence so far is that NRAS 
property has a very low vacancy rate.

Section 8: Changing ownership or selling property

1. Can I sell my NRAS property or remove it from the Scheme 
and rent it at market rates?

Individuals are able to sell their property or remove it from the NRAS 
property scheme prior to the completion of the 10 years.  Once this 
occurs no incentive will be available in the financial year that the 
property is sold or removed.
The exact terms of your sale or removal will have to be discussed 
with the NRAS approved scheme operator that you purchased the 
property from.  There may be the requirement that the property is 
sold to another NRAS investor.



2. What happens if I sell my NRAS dwelling?

The NRAS incentive is only payable when approved scheme 
operators meet the conditions of allocation under the Scheme. If a 
dwelling is sold, it may no longer be eligible to receive the incentive 
if it ceases to meet the conditions of allocation. No penalties are 
imposed by the Australian Government beyond this.



Appendix A

Household types Annual income 
limit for initial 

tenant eligibility
$

Upper income 
limit for

maintaining 
eligibility

$ 

One Adult
45,956 57,445 

Two Adults
63,535 79,419

Three Adults
81,114 101,393

Four Adults
98,693 123,366

Sole Parent with one 
child 63,579 79,474

Sole Parent with 
Two children 78,822 98,528

Sole Parent with 
Three Children 94,065 117,581

Couple with one 
child 78,778 98,473

Couple with two 
children 94,021 117,526

Couple with three 
children 109,264 136,580
Source: FaHSCIA website published limits for the NRAS year 1 May 2013 to 
30 April 2014.

Income limits will increase 1 May each year 
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