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1.0 Introduction

1.1  Greater Shepparton Housing Strategy Process

This Report is the Background Report to the City of Greater Shepparton Housing Strategy.
The Greater Shepparton City Council has commissioned a multi-disciplinary consultant team
to prepare a Housing Strategy for Greater Shepparton. The Greater Shepparton 2030
Strategy Plan recommended the preparation of a Housing Strategy, including a detailed
supply and demand analysis to justify the future direction of planning for housing within the
municipality. The Housing Strategy will be integral to the implementation of the Greater
Shepparton 2030 Strategy Plan, and will enable Greater Shepparton to meet the housing
needs of its community.

The Housing Strategy process consists of the following stages:
1. Project Inception
2. Key Issues Paper
3. Background Report
4. Draft Housing Strategy
5. Final Housing Strategy

6. Implementation

1.2  Purpose of Study

The Background Report presents a comprehensive analysis of supply and demand of
housing and associated housing needs in the Greater Shepparton area until 2031.

This purpose of the Background Report is to:
e provide an overview of general housing trends in Greater Shepparton, and
e provide relevant data on existing and likely future housing supply and demand.

Together with the Key Issues Paper, the Background Report is to be used as a reference
document that informs later planning stages. The data collected in this Report and the
subsequent analysis of the housing market in Shepparton are meant to establish grounds for
an evidence-based approach to developing the final Housing Strategy.

1.3  Structure of Report

This report is divided into five chapters. Following from this Chapter (Chapter one), Chapter
two outlines the methodology for the preparation of this report.

Chapter three analyses the housing supply in Greater Shepparton. This includes both the
existing land supply and the dwelling supply. The characteristics of zoned residential land
are examined and information pertaining to the dwelling stock including number, type and
location of various dwelling types is presented.

Chapter four identifies the likely future demand for housing within the municipality. A
demographic analysis is undertaken to provide a better understanding of housing occupants
and consumers. This is followed by a housing market analysis including a housing
affordability and special housing need and a qualitative assessment of the housing market.
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Chapter five presents a synthesis of the supply and demand chapters of the report. It
identifies the likely future demand for housing and a notional amount of zoned land that is
needed to accommodate future housing needs in the area.

1.4 Design of Report

The Background Report is a resource to be used at different times for different purposes,
both during and after the formulation of the Housing Strategy. It has been designed to be
used as a comprehensive reference of the Greater Shepparton housing market, as well as
assessing specific, local information for a particular location.

There are several Appendices to the Background Report, including:

e Appendix A containing a glossary of terms to assist in the understanding of the issues
and key concepts associated with housing.

e Appendix B containing the External Infrastructure Report as prepared by GHD.

e  Appendix C containing the notes to the Focus Group sessions which occurred in
November 2007 as facilitated by Capire Consulting Group.

e  Appendix D containing a summary of submission made to the Draft GSHS which was
exhibited in October — November 2008 and responses to the matters raised.

A number of independent Profile Series are presented in A3 format in Appendices E, F and G
for numerous localities within the municipality — Appendix E contains includes the
Demographic Profile; Appendix F contains the Land Supply Profile; and Appendix G contains
the Dwelling Stock Profile. These profile series can be used for cross-comparison purposes
by combining similar Profile Series for different local areas. They can also be used to provide
a comprehensive housing picture of a specific area by combining various Profile Series from
the same location. It is recommended that this report be bound in a manner that allows this
re-combination of the various Profile Series as necessary such as in a two-ring binder.

1.5 The Issue of Housing

Housing is a complex issue related to the environmental, social, economic and political
characteristics and structure of a place. Itis a basic human need as every person requires
some form of housing. Housing needs change over time with changes in people’s socio-
economic circumstances.

To help simplify the housing issue, a conceptual framework for housing has been
established. This conceptual framework underpins the preparation of the Background Report
and the resultant Housing Strategy.

The conceptual framework consists of three main interconnected elements, the land, the
dwellings and the people, which are related in a hierarchical relationship. In this framework,
the land provides the carrying capacity to build the dwellings, which are then occupied by the
people. The Background report generally attempts to analyse these three elements as well
as the key influences which affect them.

DAVID LOCK ASSOCIATES 2
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2.0 Methodology

21 Research Aims

The research contained in the Background Report examines the conditions of supply and
demand as they relate to housing in the City of Greater Shepparton. It complements
previous work commissioned by Council, principally the Greater Shepparton 2030 Strategy
Plan.

The research combines both quantitative and qualitative research methods to portray an as
accurate as possible picture of supply and demand within the municipality. The research
focuses on providing a detailed and comprehensive statistical analysis of supply and demand
as well as assessing this information with regards to the policy, economic and social context.

2.2 Data Collection

Data for the research has been collected from a number of data sources. Statistical
information regarding the dwelling stock and demographics of the area has been derived
from various ABS data sets from the 2006 Census of Housing and Population. Additional
Census data was obtained for the years 1996 and 2001.

Statistical information regarding the land supply was obtained through the use of GIS
software, with base data being provided to the consultant team by Council.

2.3 Analysis Areas

The research has focused on a number of geographical areas for analysis. Census data has
been analysed at the Statistical Local Area (SLA) and Collection District (CD) levels. CD
data has been amalgamated into thirteen sub-regions1. These sub-regional boundaries have
been used for data analysis detailed within Appendix B: Land Supply Profiles, Appendix C:
Dwelling Stock Profiles and Appendix D: Demographic Profiles of this report.

The SLAs used in this analysis are as follows:

e Greater Shepparton Part A (referred to as Greater Shepparton Urban Area);
e Greater Shepparton Part B East (referred to as Greater Shepparton Rural East); and
o Greater Shepparton Part C West (referred to as Greater Shepparton Rural West).

A matrix showing the analysis areas and how they are used for each Appendix is shown
below. Figure 1 illustrates the SLA and sub-regional boundaries used in this analysis.

1Sub region boundaries are based on CD boundaries and best fit to areas used by ID Consultants to include
separate townships data as appropriate.
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Analysis Area Appendix B Appendix C Appendix D
Kialla-Shepparton X X X
South Surrounds
Mooroopna X X X
Shepparton South X X X
Tatura X X X
note: area varies
Rural North East Includes: X X

e Katandra West;

e Dookie;

e Tallagaroopna;

e Bunbartha.
Rural North West Includes: X X

e Undera;

o Merrigum.
Rural South Includes: X X

e Murchison;

e Toolamba;

e Kialla West;

e Toolamba

West.

Shepparton Central

Shepparton North
Central

Shepparton North X X
East

Shepparton North Includes: X X

Surrounds e Grahamvale;

e Shepparton
East.

Shepparton North X X
West

Shepparton South X X
East

Shepparton North

Congupna
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In assessing the existing land supply, areas that contain the following zone types have been
analysed:

Residential 1 Zone (R12);

Low Density Residential Zone (LDRZ);
Rural Living Zone (RLZ); and
Township Zone (TZ).

24 Limitations

Given the complexity of housing, no study can capture all of the elements of the housing
market of Greater Shepparton in its entirety. While this report presents numerous statistical
information, the methods used to analyse housing data cannot be expected to be entirely
accurate for a variety of reasons. Additionally, the dynamism of the housing market means
that statistical information can become quickly out-dated.
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3.0 Supply Analysis

3.1 Land Supply
3.1.1  Introduction

This section of the supply analysis details the existing land supply conditions in Greater
Shepparton. It provides the following information:

e the amount, type and distribution of zoned land used for residential purposes, the
amount of existing vacant and underutilised residential land that may have further
development potential;

¢ the physical structure of residential areas;

¢ the existing service infrastructure and implications for servicing future residential
development

e known land constraints on future residential development; and,

e potential appropriate land for future residential development.

In analysing the residential land supply, a municipal-wide overview is presented which
summarises land supply conditions for Greater Shepparton. This is followed by a series of
Residential Land Supply Profiles which narrows the focus for selected areas. The section
concludes with a summary of main points and a discussion of potential implications for the
Housing Strategy.

3.1.2 Method
The land supply analysis has four components outlined below:
(a) Analysing Urban Form

To understand the quality of the built environment, an analysis has been undertaken to
assess the existing settlements’ built form characteristics and how they integrate with their
surroundings. This was achieved through a desktop review, and supplemented by site visits.
The analysis includes observations regarding:

development patterns;

urban form characteristics;

heritage areas and other valued features; and

areas of land use sensitivity and/or potential conflict.

(b) Assessing Service Infrastructure Provision

An investigation has been undertaken into the availability of existing services in the
municipality to ascertain whether there are any limitations to future development including
identifying possible thresholds to infrastructure upgrades. These investigations were of a
desktop and conceptual nature. Issues relating to infrastructure service provision are
discussed within the Residential Land Supply Profiles.

The service infrastructure assessment includes investigations into:
e storm-water and drainage;

water and sewerage;

power and telecommunications;

irrigation infrastructure; and

major infrastructure projects.

More detailed information regarding servicing infrastructure including future development
requirements and indicative costings is attached in Appendix E of this report.

DAVID LOCK ASSOCIATES 7
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(c) Understanding the Existing Land Supply

As identified in section 2.3, in analysing the existing residential land supply, four zone types
have been examined. Land within these zones represents the majority of residential use in
the municipality. Information regarding the existing land supply was derived from a visual
survey using a high quality aerial photograph of the municipality, a method which provides
approximate information only.

The aerial photograph used in this survey is not current, being updated last on 10.2.06 and as
such, changed conditions since this date are not reflected in this report. As such, the amount
of vacant and underutilised land will tend to be overestimated as recent development has
reduced the potential development capacity of these areas. Measurements of the land supply
were obtained using GIS software, with data provided by Council (last updated on 19.06.07).

(d) Assessing the Future Land Supply

In analysing the suitability of land outside existing zoned residential land for potential future
residential development, the following process was undertaken and is documented in the
Land Supply Profiles:

e Mapping of existing zoned residential land by zone type. This is shown on the
Existing Zoned Residential Land Plan which identifies existing residential areas as
well as areas where there is potential capacity to accommodate additional
development. Subdivision patterns, parcel sizes and orientation, and the road
network are also illustrated on this plan.

e Mapping of social and transport infrastructure. This is shown on the Social and
Transport Infrastructure Assessment Plan which highlights the structuring elements
important to the functioning of residential areas such as education, healthcare,
employment areas, and open space infrastructure, and transport routes and stops.
To indicate the walkable service area of this infrastructure, an 800 metre catchment is
drawn to represent an approximate 10 minute walk.

e Mapping of known land constraints. This is shown as the Land Constraints Plan
which identifies land as highly constrained, partially constrained or unconstrained as
well as the locations of potential interface issues. This plan provides an indication of
the physical capability of the land to accommodate future residential growth.

e Combining previous plans into a composite plan. This is shown as the Land Supply
Analysis Plan which documents the previous considerations as well as indicates
areas that have been previously identified as future residential areas in the Greater
Shepparton 2030 Strategy Plan. This is accompanied by an analysis which highlights
in broad terms, potential areas for consideration as future housing areas.

The physical and social elements mapped in the above process include:

e environmental features including:
floodplains;

significant native vegetation;
sensitive areas;

productive agricultural land;
preservation areas; and
aboriginal heritage areas.

¢ interface issues including:
e non-compatible uses;
e existing character; and
e areas sensitive to change.

e accessibility including:

DAVID LOCK ASSOCIATES 8
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e walkable catchment of facilities and services; and
e Bus routes (currently being modified).

e Existing and future projects and policy including:
e anticipated development and infrastructure;
e projects; and
e strategic intent.

DAVID LOCK ASSOCIATES 9
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3.1.3 Greater Shepparton Overview

Zoned Residential Land

An assessment of the four main residential zone types reveals that the gross amount of
zoned residential land is approximately 4,990 ha. Of this land, approximately 84 percent or
4,190 ha are designated for residential development’ (net residential land). This land is
comprised of nearly 20,000 residential land parcels

A summary of the zoned residential land supply by zone type is shown in Table 1.

TABLE 1: Zoned Residential Land Supply

Zone Gross Residential Land Met Reaidential Land Rezidential Land Parcels
(hectares) {hectares)
R1Z 24258 1866.4 17.262
LDRZ . TIiE . 701.7 . 1,084
RLZ . 1,009.0 - 9678 - 208
TZ . 7740 . G64.1 . 1,461
Al 4986.5 4,190.0 19,982

Of the total existing zoned residential land, nearly half is designated as conventional
residential, or R1Z. Approximately 20 percent is designated as RLZ, with the balance of
zoned land being equally distributed between the LDRZ and the TZ. The gross residential
land by zone type is shown in Figure 2.

Figure 2: Gross Residential Land by Zone
Type

R1Z
{ 49%

Distribution of Zoned Residential Land

Zoned residential land is distributed among a number of discreet locations across the
municipality. These are shown in Figure 3 overleaf.

The majority of land zoned for residential purposes in Greater Shepparton is located in the
Greater Shepparton Urban area of Shepparton/Kialla and Mooroopna. This is mostly R1Z
land but importantly includes a significant amount of RLZ land. The majority of the LDRZ land
is scattered in relatively small pockets of development on the periphery of this area.
Additional R1Z land can be found in Tatura, which also contains a substantial proportion of

! The net land supply includes developed, vacant and underutilised land.
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LDRZ land. Residential land outside of these areas is generally designated as TZ, and is
located in numerous small towns across the municipality.

The distribution of residential land across the municipality by zone type is shown below in

Figures 4,5,6 and 7.

Figure 4: Zoned Land Distribution: R1Z

Sheaparton South/ Tatura

Kiallz
17%

Moorooona

Shepoarton Sax

hepoarton North

Figure 5: Zoned Land Distribution: LDRZ

Sheoparton East Murcaison
Congupna p% 2%
Arcadic Downs 2%
8%

Sheppartan \ofth
15%

! fociamba West

3,

Grahamyae Kialla West -
5%

0% Orvale Kialla
2% 3%

Figure 6: Zoned Land Distribution: TZ

Katendrz West

B

Tallygarocona  °7 Murchisor

Congugiia 8%
3%

Uncera
10%

Toolamba
2%

Arcadia Merrigum
1% 15%

DAVID LOCK ASSOCIATES
July 2009

Figure 7: Zoned Land Distribution: RLZ

Teolamba West

Shepparton Sauth/
cialla
99./%

11




City of Greater Shepparton Housing Background Report
Strategy City of Greater Shepparton

Developed Residential Land Characteristics

Within existing zoned residential land, approximately 3,000 ha is used for residential
purposes. The size of the residential parcels is largely dependent on the zone type, and is an
indicator of housing preferences. It is also useful in estimating future land requirements.
Table 2 summarises the characteristics of developed residential land within zoned residential
land.

TABLE 2: Developed Residential Land by Zone Type

Zone Devaloped Developed Avg. Parce] Size of Residential Land
Residemntial Land Residential Developed Residential =~ Parcels/ ha of Zoned
(ha) Parcels Land {sqm) Land
R1Z 1.282.3 16,832 a10 123
LDRE 428.7 831 5170 1.9
TZ B0Z2.3 1,216 3817 0.2
RLZ 790 186 50,864 26
All 3,004.3 18,134 15,1%0.3 17

In terms of the parcel yield of zoned land, the R1Z delivers the most parcels per hectare of
zoned land and subsequently has smaller average parcel sizes than other zone types.
Conversely, the TZ delivers as little as 0.2 parcels per hectare of zoned land with an average
parcel size of 3,817m2. Land within the RLZ classification yields slightly more parcels per
hectare than LDRZ land, resulting in 2.6 and 1.9 parcels per ha respectively.

Existing Residential Land Capacity

It can be expected that some existing zoned residential land will be vacant or underutilised. If
developed, this land can increase the overall dwelling supply. Measuring the amount of
vacant and underutilised land indicates the potential capacity available within existing zoned
residential land. Table 3 summarises the vacant and underutilised land supply in Greater
Shepparton.

TABLE 3: Existing Residential Land Capacity

Zone Underutilised Percent of Underutilised Porcent of
Residential Land Underutilised Residential Parcels Underetdlised Parcels
(ha) Land to Total to Total Residential
Residential Land Parcels
R1Z E74.2 23.7% 1464 24%
LDRZ 272 36.0% 226 21.3%
RLZ 172.9 17.1% [=14] 24.4%
TZ 161.4 20.9% 145 9.9%
All 1180.5 23.7% 1874 9.4%

Of the almost 20,000 residential land parcels in Greater Shepparton, an estimated 9.4 percent
(1,874 parcels) are either vacant or underutilised. This equates to approximately 1,181 ha, or
23.7 percent of all currently zoned residential land which has the potential to accommodate
further residential growth.

The greatest amount of vacant or underutilised land is located within the R1Z, with an
approximate 574 ha of land with further development potential. The LDRZ, RLZ and TZ have
an estimated 272 ha, 173 ha, and 161 ha of underutilised land respectively.
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Land with Cultural Heritage Sensitivities

In-line with the Aboriginal Heritage Act 2006, land within areas designated as ‘culturally
sensitive’ are subject to the Aboriginal Heritage Regulations 2007. To develop land within
‘culturally sensitive’ areas, a development proposal must comply with the conditions set out in
the Regulations.

Given the natural geographic features of Greater Shepparton, there is a large amount of land
within ‘cultural sensitive areas’. This is particularly the case along Greater Shepparton’s
numerous river and stream corridors. Figure 8 indicates areas of ‘cultural sensitivity’ within
Greater Shepparton.

Development Intention

Considering landowner intention to develop is important in ensuring Greater Shepparton can
meet its future housing needs. If land is earmarked for future residential uses where
landowners have no intention to develop, the land supply can be constricted, resulting in
supply shortages. To a certain degree, landowners can be influenced to develop through the
up-zoning of land. This increases the financial pressure to develop through the imposition of
higher rates; however this is not a guaranteed outcome as a landowner cannot be forced to
develop their land.

The development of land can be highly lucrative. It is understood there are a number of
landowners who are highly interested in gaining development permission for their land.
Council has received numerous submissions both as part of the Greater Shepparton 2030
Strategy Plan and the Housing Strategy seeking to re-zone their land for residential use.

Figure 9 maps all residential rezoning requests received by Council to date. It is annotated
with the nature and issues of the request.
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3.1.4 Residential Land Supply Profiles

The Residential Land Supply Profiles provide detailed information on the areas within existing
zoned land. The profiles are meant to serve as a reference and are designed in an illustrative
format to allow for ease-of-use in conveying information. Each Residential Land Supply

Profile is documented in a stand-alone format to enable it to be used in conjunction with other
profile series. The Residential Land Supply Profiles are attached as Appendix B of this report

The Residential Land Supply Profiles presented in the section are:

e Murchison e Toolamba

e Merrigum e Toolamba West

e Tallygaroopna e Tatura

e Bunbartha e Shepparton East and Surrounds
e Dookie e Shepparton North

o Katandra West e Shepparton South

e Congupna e Shepparton South/Kialla and

e Mooroopna Surrounds.

e Undera

Structure and Content of Profiles

Each Residential Land Supply Profile is structured in the same format, presenting a series of
maps and tables to convey land supply information. The following features are provided for
each of the profiles:

Urban Form Analysis;

Service Infrastructure Assessment;

Existing Land Supply Plan;

Social and Transport Infrastructure Assessment Plan;
Land Constraints Plan; and

Land Supply Analysis Plan.

DAVID LOCK ASSOCIATES 17
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3.1.5 Key Findings and Implications
Key Findings
The key findings of the land supply analysis are:

e Greater Shepparton has nearly 5,000 ha of zoned residential land, comprising nearly
20,000 residential parcels.

o Nearly half of all zoned residential land is zoned as Residential 1 Zone?.

e The majority of all zoned residential land in located in the central areas of Shepparton,
Kialla and Mooroopna.

e Virtually all of Greater Shepparton’s RLZ land is located in the Shepparton South/Kialla
area.

o Across all residential zone types, approximately 85 percent is used strictly for residential
purposes, with the remaining land area used for ancillary purposes.

e The average parcel size for each residential zone is:

e 810 sgm for R1Z;
e 5,170 sgm for LDRZ;
e 3,817 sgm for TZ;
e 50,964 sqm for RLZ.

e Based on average parcel sizes, each hectare of gross zoned land yielded:

e 12.3 parcels for R1Z;
e 1.9 parcels for LDRZ;
e 0.2 parcels for TZ;

e 2.6 parcels for RLZ.

e Based on available information, there are approximately 1,180.5 ha of underdeveloped
zoned residential land®. This equates to 23.7 percent of all zoned residential land in
Greater Shepparton.

e Existing land supply capacity is estimated to be:

e 573 haofR1Z;
e 272 haof LDRZ;
e 173 haof RLZ;
e 161 haof TZ

¢ Given the extent of Greater Shepparton’s hydrological and other natural features, there is
a large land area that is located within ‘culturally sensitive’ areas* (see Figure 8).

Implications for Strategy

Within the existing land supply of Greater Shepparton, there appears to be a significant
amount of capacity for further residential growth. This should help satisfy housing demand in
the short to medium term. The Housing Strategy must consider the infilling of this land before
land outside of the existing supply is identified.

The average parcel sizes of dwellings are relatively large, and reflect a trend for larger houses
within Greater Shepparton. Given State consolidation policies, environmental imperatives,
and the high value of agricultural land, the Housing Strategy may need to consider tempering
the demand for larger residential allotments.

Given the highly constrained nature of the land in Greater Shepparton due to flooding, the
potential future land supply for residential growth is somewhat constricted. The Housing
Strategy must consider the implications of flooding on residential development, especially in
the face of long-term climate change, and address new and innovative ways to minimise risk.
The pattern of land constraints also has implications for development, as areas that are
appropriate for development may be fragmented in many instances. The Housing Strategy

2 Zoned land refers to all exsitng land zoned primarily for residential purposes and includes both developed and
undeveloped land.

% This figure is likely overestimated as the aerial photo used to assess development conditions was dated 10.2.20086.
4 Areas of cultural sensitivity are defined by the Department of Victorian Communities’ Aboriginal Affairs Victoria.
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will need to consider ways to address this and build well connected and sustainable
neighbourhoods.
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3.2 Dwelling Stock Analysis

3.2.1 Introduction

This section provides a snapshot of the existing dwelling stock of Greater Shepparton. It presents
information pertaining to:
e the number, type and distribution of various housing types and how they have changed over time;
o dwelling tenure and how it has changed over time; and
e the location and concentration of selected dwelling types.

In analysing the dwelling stock, a municipal-wide overview is presented which summarises the dwelling
stock information for Greater Shepparton. This is followed by a series of Dwelling Stock Profiles which
narrows the focus for defined sub-regions. The section concludes with a summary of key findings and a
discussion of their potential implications for the Housing Strategy.

3.2.2 Method

Definitions for the dwelling stock typologies are derived from the ABS definitions. The term ‘Medium
Density’ Housing is defined in this report as the sum of the ABS classifications for ‘Semi-detached, row or
terrace housing’ and ‘Flat, unit or apartment’. The definitions and a description of the dwelling types
analysed in this report are provided in the Glossary of this report.

The dwelling stock analysis has three components outlined below:
(a) Analysing the Dwelling Stock

To understand the composition of Greater Shepparton’s dwelling stock in terms of dwelling type and
tenure type, relevant Census data has been compiled for each sub-region. This data, included in the
Dwelling Stock Profiles as Dwelling Stock Summary Tables, indicates the number and proportion of each
major dwelling type as well as the number and proportion of associated enure type.

(b) Assessing Dwelling Type Distribution

To understand the distribution of various dwelling types across the municipality, a spatial assessment to
analyse the locations of the major dwelling types has been undertaken. Using parcel size as a proxy for
dwelling types, GIS software was used to measure parcel size and then correlated to dwelling type using
the following definitions contained within the City of Greater Shepparton Planning Scheme:

¢ Medium Density Dwellings — 400 m? per lot;

e Conventional Dwellings —typically 800 m? per lot; and,

e Low density Dwellings — 2000 m? per lot.

This exercise, shown in the Dwelling Stock Profiles as the Dwelling Type Location Plan, indicates the
broad distribution of dwelling types for each sub-region.

(c) Assessing Alternative Housing Locations

To acquire an understanding of where alternative or non-traditional housing types are located within the
municipality, a mapping exercise has been undertaken to document the concentrations of these dwelling
types at the CD level for each sub-region. This is shown in the Dwelling Stock Profiles as the Alternative
Housing Concentration Plan and. Alternative housing types have been derived from the ABS definition
for ‘Other’ dwellings and include:

e Caravan, cabin and houseboats;

o Improvised homes, tents, and sleepers out; and

e Houses or Flats attached to a shop, office, etc.
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3.2.3 Greater Shepparton Overview

As of 2006, there were a total of 21,124 dwellings in the Greater Shepparton. Of these,
17,873 or 85 percent were reported as being ‘Separate House'. In relation to the medium
density dwelling stock, there were 905 ‘Semi-detached’ dwellings’ and 1,839 ‘Flat or unit’
dwellings, comprising a combined total of 2744 dwellings, or 13 percent of the dwelling stock.
‘Other’ dwellings accounted for around 2 percent of the total dwelling stock. The dwelling
composition of Greater Shepparton is shown in Figure 10.

Figure 10: Greater Shepparton: Dwelling
Composition, 2006

2 Other Dwelling
F utnnr’Umt 29
Semi-detached 8%

1%

Separate House
86%

Dwelling Stock Distribution

The dwelling distribution across the Greater Shepparton is generally concentrated in
Shepparton, Kialla and Surrounds and Mooroopna. A significant portion of the dwelling
supply is also located in Tatura.

Table 4 shows the sub-regional distribution of the dwelling supply as a proportion of total
dwellings. The Greater Shepparton Urban Area contained by far the largest proportion of the
dwelling stock, with the sub-regions comprising Shepparton, Tatura, Mooroopna and Kialla-
Shepparton South Surrounds commanding significant proportions of the total dwelling stock.

! All dwelling stock information pertains to occupied private dwellings only.
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TABLE 4; Dwelling Distribution by Sub-region, 2006

Sub-Region Number of Dwallings
Rural South 1,338
Tatura 1672 .
Rural North Wiest 1,170 .
Rural Morth East 922
Mocroopna 1,813 .
Shepparton North West 1,882 .
Shepparton North East 25156 .
Shepparton Morth Cenitral 2,505 .
Shapparton Cantral 1482 .
Shapparton South 1,624 .
Shapparton South East 1,785 .
Kialla-Shapparton South Sumrounds 1,208 .
Shepparton Morth Surrounds 1,068
Rural Morth East g2z
Total 21647

Sourca: AES Caraus of Fopuation and Housing (2006|

Change in Dwelling Stock

Between 1996 and 2006 the Greater Shepparton experienced a significant net increase of
total dwellings. Overall increases in the dwelling stock were driven primarily through the
addition of dwellings in the Greater Shepparton Urban Area. Slower dwelling growth in
Greater Shepparton Rural West and Greater Shepparton Rural East also contributed to

overall dwelling increases.

DAVID LOCK ASSOCIATES
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Figure 11: Dwelling Stock Change: Total
Dwellings, 1996-2006
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Growth rates for various dwelling types varied dramatically over the 10 year period between
1996 and 2006. Most dwelling types experienced a net increase in number, with the notable
exception of the ‘Other’ dwelling type which experienced a net loss of dwellings. The change
in dwelling stock for various dwelling types is shown in Figures 12, 13, 14, and 15.

Figure 12: Dwelling Stock Change: Separate
Houses, 1996-2006
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Figure 13: Dwelling Stock Change: Semi-
detached, 1996-2006
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In terms of absolute numbers, the ‘Separate House’ dwelling type has been the most
significant, driving overall dwelling stock growth. The ‘Separate House’ dwelling type
experienced a high rate of growth between 1996 and 2001, before slowing slightly by 2006.
Over the 10 year period between 1996 and 2006, the number of ‘Separate Houses’ grew from
15,734 to 17,873 dwellings. Most of the growth in this dwelling type stemmed from additions
in Greater Shepparton Urban Area, while additions in Greater Shepparton Rural West and
Greater Shepparton Rural East occurred slowly, and even declined in Greater Shepparton

Rural East between 2001 and 2006.

Growth in the medium density housing sector experienced a net gain between 1996 and
2006, growing from 2,162 dwellings in 1996 to 2,744 dwellings in 2006. However, there were
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notable stock fluctuations in the two medium density dwelling types. The number of ‘Flats or
Units’ declined between 1996 and 2001, before rising dramatically by 2006. At the same
time, the number of ‘Semi-detached’ dwellings increased significantly between 1996 and
2001, and then declined slightly by 2006.

In the ‘Other’ dwelling category, there was a moderate net loss of dwellings between 1996
and 2001. After minor growth between 1996 and 2001, the number of ‘Other’ dwellings fell
significantly by 2006. The most significant dwelling reductions were experienced in Central
Shepparton. One possible explanation for this dwelling loss is that ‘Other’ dwellings were
replaced by different dwelling types in this area, predominantly by increases in ‘Separate
Houses’.

In general, Greater Shepparton experienced an approximately 13 percent growth in the
dwelling stock between 1996 and 2006. All dwelling types except ‘Other’ experienced
increases. Overall, Greater Shepparton is adding an average of 225 dwellings per annum to
its dwelling stock. Table 5 summarises the dwelling stock change for the 10 year period
between 1996 and 2006.

TABLE 5: Dwelling Stock Summary, 1996-2006

Dwelling Type 1996 2001 2006 et Change Parcent AAGR'96-'06
'96-"06 Change
G606
Saparate Houze 165734 17207 17873 2139 13.6% 194.6
Sami-detached E07 988 806 298 49.1% 277
Flat or Unit 1E66E 1354 1839 284 18.3% 26.8
Crthar B27 573 B3 24 -4.5% 2.2
Total 18655 20318 21124 2469 13.3% 224.5

Source:  ABS Census of Population and Houzing (1998-2008)

Tenure

An examination of dwelling tenure indicates that in 2006 the three major tenure types all had
significant representation. The majority of the dwelling stock was ‘Fully owned’ (39 percent),
while an almost equal proportion of dwellings were ‘Being purchased’ (35 percent). A
sizeable proportion of dwellings were ‘Rented’ (19 percent), indicating a significant rental
market in Greater Shepparton. Tenure was not stated for 6 percent of the dwelling stock.

Figure 16: Greater Shepparton: Dwelling Tenure
, 2006
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A closer examination of tenure by dwelling type in 2006 indicates that 77 percent of ‘Separate
houses’ were either ‘Fully owned’ or ‘Being purchased’, while 22 percent were ‘Rented’.
There was a strong rental component to medium density dwellings, with 72 percent of ‘Flats
or units’ and 56 percent of ‘Semi-detached’ dwellings being ‘Rented’. There was also a
significant rental component to ‘Other’ dwelling types (40 percent), while 60 percent were
either ‘Fully owned’ or ‘Being purchased’.

Figure 17: Tenure by Dwelling Type: Separate Figure 18: Tenure by Dwelling Type: Semi-
House, 2006 detached, 2006

Other

1

Fully Ownec

Fully Owned
37%

Being Purchesec
20%
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Change in Tenure

In the 10 year period, between 1996 and 2001, there has been a significant change in tenure
composition. The number of dwellings that were ‘Being purchased’ experienced the greatest
increase, while the number of ‘Fully owned’ dwellings declined significantly, particularly since
2001. The number of dwellings that were being ‘Rented’ rose slightly over the same 10 year
period.

Figure 21: Tenure Change, 1996-2006
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A closer examination of tenure type in Greater Shepparton’s three SLAs reveals that changes
in the Greater Shepparton Urban Area have had a profound influence on the tenure
composition of the entire municipality. In this area, there has been a gradual decline in
dwellings that are ‘Fully owned’ and a significant increase in dwellings that are ‘Being
purchased’ since 1996. This is probably the result of significant new dwelling additions in
Shepparton, primarily the growth areas to the north and south of the Shepparton centre.
There was a slight net loss in ‘Rented’ and ‘Other’ tenure types.
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Tenure change in Greater Shepparton Rural East and Greater Shepparton Rural West was
characterised by slight decreases in ‘Fully owned’, ‘Rented’ and ‘Other’ tenure types, while
‘Being purchased’ increased over the ten year period. Tenure change by various dwelling
types are shown in Figures 22, 23, 24 and 25.
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3.2.4 Dwelling Stock Profiles

This section provides detailed information on the nature and form of the existing dwelling
stock of Greater Shepparton. The profiles are meant to serve as a reference and are
designed in an illustrative format to allow for ease-of-use in conveying information. Each
dwelling stock profile is documented in a stand-alone format to enable it to be used in
conjunction with other profile series. The Dwelling Stock Profiles are attached as Appendix C
of this report.

The Dwelling Stock Profiles presented in the section are:

¢ Kialla-Shepparton South Shepparton North East
Surrounds Shepparton North Surrounds
Mooroopna Shepparton North West

Rural North East

Rural North West

Rural South

Shepparton Central
Shepparton North Central

Shepparton South
Shepparton South East
Tatura

Structure and Content of Profiles

Each Dwelling Stock Profile is structured in the same format, presenting a series of maps and
tables to convey land supply information. The following features are provided for each of the
profiles:

e Dwelling Stock Summary Tables;
e Dwelling Type Location Plan; and
¢ Alternative Housing Concentration Plan.

DAVID LOCK ASSOCIATES 28
July 2009



City of Greater Shepparton Housing Background Report
Strategy City of Greater Shepparton

3.2.5 Key Findings and Implications
Key Findings
The key findings of the dwelling stock analysis are:

e The dwelling stock of the Greater Shepparton is comprised of 21,124 dwellings, of which:

e 85 percent (17,873 dwellings) are ‘Separate houses’;

e 9 percent (1,839 dwellings) are ‘Flats or units’;

e 4 percent (905 dwellings) are ‘Semi-detached’ dwellings; and,
e 2 percent (503 dwellings) are ‘Other’ dwellings

e The vast majority of the dwelling stock is located in the Greater Shepparton Urban Area

e The total dwelling stock has grown by 11 percent in the last ten years increasing from
18,655 dwellings in 1996, to 21,124 dwellings in 2006.

e Overall dwelling stock increases have largely occurred from dwelling additions in Central
Shepparton, primarily from growth in the ‘Separate House’ sector.

e Greater Shepparton Rural West and Greater Shepparton Rural East experienced slight
dwelling stock growth between 1996 and 2006.

¢ While the medium density dwelling sector experienced a net increase between 1996 and
2006, there were major fluctuations in the two medium density dwelling types, with both
experiencing major additions and deletions in the examined Census years.

e The majority of the dwelling stock is either ‘Fully owned’ or ‘Being Purchased’ (74
percent), although the number of ‘Rented’ dwellings was also significant (19 percent).

e The vast majority of ‘Separate Houses’ were ‘Fully owned’ and ‘Being Purchased’, while
the majority of medium density dwellings were ‘Rented’. Other dwellings were generally
either ‘Fully owned’ or ‘Rented’.

e ‘Other’ dwellings increased between 1996 and 2001, but diminished by 2006 resulting in
a net decrease in all SLAs.

e The numbers of dwelling which are ‘Fully owned’ have decreased since 1996, while
those ‘Being Purchased’ have dramatically increased.

e Overall, the number of dwellings which are ‘Rented’ rose slightly from 1996, primarily
driven by increases in the Greater Shepparton Urban Area.

¢ In the Greater Shepparton Urban Area, there was a sharp increase in the number of
dwellings ‘Being Purchased’, especially since 2001. This corresponds to recent building
activity in the area.

e Separate houses had a significantly higher average household size (2.8) as compared to
‘Semi-detached’ dwellings, ‘Flats or Units’ and other dwelling types (1.5, 1.6, 1.6
respectively).

Implications for Strategy

The growth in Greater Shepparton’s dwelling stock has indicated a strong underlying demand
for housing in the municipality. This growth has primarily been driven by increases in
dwellings in the Greater Shepparton Urban Area, while dwelling additions in Greater
Shepparton Rural East and Greater Shepparton Rural West have been minimal. Over the
past 10 years, the ‘Separate House’ has remained the most significant dwelling type in the
dwelling supply, highlighting a strong preference for this housing type. However, there has
also been significant growth in medium density dwelling types, particularly ‘Semi detached’
dwellings. This indicates a growing preference towards this dwelling type. The widespread
presence of the ‘Separate houses’ may have implications on sustainability outcomes, and the
Housing Strategy may need to consider ways of shifting the proportion of the dwelling stock
away from this dwelling type.

While the majority of dwelling tenures in Greater Shepparton are either ‘Fully owned’ or
‘Being purchased’, there is also a significant rental market. One reason for this could be the
result of issues of housing affordability which has delayed entry into the home ownership
market, leading to an increase in dwellings which are ‘Rented’. Medium density housing
types are an important source of rental accommodation, with well over 50 percent of these
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dwellings being ‘Rented’. The prospect of continuing declining housing affordability may
raise the importance of these dwelling types in providing affordable housing in Greater
Shepparton in the future and the Housing Strategy should consider ways of increasing the
affordable rental supply.
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4.0 Demand Analysis

4.1 Demographic Analysis
41.1 Introduction

This section of the demand analysis details current and emerging demographic trends in
Greater Shepparton. It provides the following information:
o the number and structure of the general population and special population groups;
¢ household composition;
e place of birth; and
e income and occupation.

In analysing the demographic characteristics, a municipal-wide overview is presented which
summarises relevant information for Greater Shepparton. This is followed by a series of
Demographic Profiles which narrows the focus for defined sub-regions. The chapter
concludes with a summary of key findings and a discussion of their potential implications for
the Housing Strategy.

41.2 Method
Demographic information has been compiled from various ABS Census data sets for the
years 1996, 2001 and 2006. It should be noted that Census data does not always total,

especially when more than one variable is involved.

Information on special housing needs was derived from various data sources and various
housing providers.
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4.1.3 Greater Shepparton Overview

Population and Growth Rates

Since 1996, Greater Shepparton has grown from 54,179 persons to 59, 202 in 2006. This
was an overall growth of 9.2 percent, with an average annual growth rate of 0.89 percent.
Population growth was strong between 1996 and 2001, with the year 2000 experiencing the
strongest growth at 2.21 percent. Since 2001, growth has slowed, with only marginal
population increases, and in 2004 there was even population loss. The estimated resident
population of Greater Shepparton is shown in Table 6.

TABLE 6: Estimated Resident Population, 1996-2006

Estimatad resident population Annual changs
Year (ending June 30) Mumber Met Percent
Change Change

2006 58,202 52b
2006 . B8 677 . 02 . 0.17
2004 . 58,675 . -46 . -0.08
2003 . B8.620 . 240 . 0.4
2002 . 58,380 . 230 . 0.40
2001 . B81E0 . 939 . 1.64
2000 . 57,211 . 1,237 . 21
19e8 . BB 974 . BE0 . 1.17
1258 . 56,324 . 597 . 1.08
1997 . 54727 . 48 . 1.01
1966 . 54,179 . - . =

Source: ABS Cansus of Population and Housing (2006)
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Population Structure

The age structure of a population can be an important indicator to housing need, since it is
closely associated with the housing life-cycle. As people progress through life, their housing
circumstances often change and they require different dwelling types to meet their housing
needs. The population of Greater Shepparton by age group is shown in Table 7.

TABLE 7: Population by Age Group, 2006

Age Group 1996 2001 2006 Percent Change
Nurnber % s
O-4 years 4128 4,186 3778 108 -8.6%
B9 vears . 4 166 . 4420 . 4369 l 126 . 4.6%
10-14 years . 4 208 . 4 384 . 4 4786 | 128 . 6.3%
15-19 yaars . 3,668 . 4087 . 4,058 | 1.7 . 11.6%
2024 years ' 3,564 ' 3211 ' 3254 ' 93 | -8.4%
2529 yoars . 3,770 . 3712 . 3216 | 9.2 . -14.7%
3034 years . 3,909 . 4,064 . 3 /59 ' 105 . -5.4%
3539 yaars . 4074 . 4105 . 4 080 | 18 . -0.3%
40-44 years ' 3,651 ' 41459 ' 4079 ' 17 6.9%
4549 years . 3624 . 2881 . 4081 | 118 . 16.2%
EOB yaars . 2,784 . 2,491 . 3744 ' 10.7 . 2450
BE5-5D yaars . 2,299 . 2544 . 3378 l 87 . 46.9%
E0.64 yaars ' 1,902 ' 2192 ' 2 528 ' 72 | 32.8%
66 yaars and over . 5,084 . 6,666 . 7317 l 209 . 22.3%

Sourca: ABS Caraus of Popdstion and Housing { 1836-2006]

An analysis of Greater Shepparton’s population structure reveals that there is a significant
aging population. In 2006, 7,317 persons (20.9 percent) were over 65 years of age. Since
1996, the number of people 45 years and older have increased significantly. The trend of an
ageing population will continue into the future, and will impact housing requirements.
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Further segmenting the population into key housing consumer groups can help to identify
housing needs, as particular age groups often have distinct housing requirements. This
segmentation only serves as a rough indication of housing need, as the ages for each group
are difficult to define, and are often rapidly changing. Also, the assumptions regarding the
housing needs of each group are highly circumstantial and can vary drastically from
household to household. The population of Greater Shepparton by housing consumer Group
is shown in Table 8:

TABLE 8: Population by Housing Consumer Group, 2006

Housing Comsumer Group Greater Shepparton Victoria
Persons £ %
Future Hormne Buyera (0-19 yeaars) 168,700 28.8% 28.1%
First Horna Buyers (20-39 years) . 14,188 . 26.3% . 28.2%
Sacond Homea Buyears (40-69 yaars) . 16,282 . 73% . 27.3%
Retiraas (G0-78 years) . 7,754 . 13.9% . 14.6%
Aged Cara (80 years and over) . 2,089 . 3.7% . 2.8%

Source: ABS Cenaus of Fopdation ard Housnp (20061

It is evident that there are a large proportion of the population who are currently in the ‘Future
Home Buyers’ (0-19 years) group. While at the moment they are likely to be dependent on
others for housing, over the next 30 years (if they remain in Greater Shepparton) they will
become ‘First Time Home Buyers’ and drive future housing demand. At the same time, those
in the ‘Second Home Buyers’ group will move towards retirement and eventually ‘Aged Care’,
and will require housing suitable to their particular needs.
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Indigenous Population

The indigenous population in Greater Shepparton has grown nearly 50 percent since 1996.
The majority of age groups have experienced a large rate of growth in the 10 year period, with
the 35-39, 55-59, and 60-64 age groups all experiencing over 100 percent growth. The
growth of the older indigenous Australians (age 50 year and older) has been quite significant
and will have implications for future housing need. The indigenous population of Greater
Shepparton is shown in Table 9.
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In assessing the distribution of Greater Shepparton’s indigenous population, areas with high
percentages (as a percentage of total population) are generally located towards the north-
west of Shepparton, the south of Shepparton and in Mooroopna. The percentage of
Indigenous Australians across Greater Shepparton is shown in Figure 26.

figure 25: Percentage of Indigenous Australians across Greater Shepparton
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People with Disabilities

As of 2006, there were 2,429 people with disabilities living in Greater Shepparton. As
expected, the majority of people with disabilities are above 44 years of age. The population
with disabilities of Greater Shepparton is shown in Table 10.

TABLE 10: Populstion with Disabilities, 2006

Age Group Number Percent
04 vears | 32 - 1.3
B-14 yaars | k] - 7.8
16-19 yaars | 651 - 2.5
20-24 years | 63 . 2.6
25-34 yaars | 130 - B.4
3544 yaars | 198 . 8.2
46-B4 yaars | 2687 - 11.0
Bb-5d yaars | 296 . 12.2
BE-74 yaars | am - 12.4
7E-84 yaars | B3 - 207
86 years and over . 387 - 16,9
Total 2,429 100

Source: ABS Carous of Popudstion and Housing (2006|
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The places with the highest percentage of people needing assistance are located within
Shepparton and Mooroopna1. Also Murchsion, Tatura and Merriugm have high percentages
of people needing assistance. The concentration of people who need assistance indicates
that they tend to cluster around the areas with the most services, which are generally the
more urban areas. However, people living with disabilities may not prefer to reside in these
areas, but are forced to because of poor accessibility to services in other locations. The
percentage of people needing assistance is shown in Figure 27.

Figure 27: Percentage of People Needing Assistance across Greater Shepparton
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! Data for ‘People Needing Assistance’ may be subject to interpretation.
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Average Household Size

Average household size varied across the municipality between 2.2 and 3.0 persons/

household, with a municipal-wide average of 2.6. Shepparton North Surrounds had the
largest household size of any sub-region, with an average household size of 3.0 persons/
household. The average household size by sub-region is shown in Table 11.

TABLE 11: Average Housahold Size by Sub-region, 2006

Persons per Household

Sub-Region
Rural South
Tatura
Rural North Wiast
Rural North East
Mocroopna
Shepparton North Weast
Shepparton Morth East
Shepparton Morth Central
Shepparton Cantral
Shepparton South
Shepparton South East
Kizlla-Shapparton South Sumounds
Shepparton Morth Surrounds
Rural Nerth East
Total

Scurcs: AES Cansus of Popuation and Housing £2006]

23
28
23
238
23
256
286
23
22
256
28
28
3.0
28
2.6

It is evident that areas that are more rural in nature generally have slightly higher average
household sizes than the more urban areas. This is also true of the areas immediately
surrounding Shepparton, and areas to the north-west of the municipality. The average

household size of Greater Shepparton is shown in Figure 28.

Figure 28 Average Household Size across Greater Shepparton
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Household Composition

Greater Shepparton is characterised by a high number of couple families, both with and
without children (82 percent). One parent families accounted for 17 percent, while other
families represented just 1 percent. The family composition of Greater Shepparton is shown

Figure 29.

Figure 29: Greater Shepparton: Family
Composition: 2006
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A closer examination of family households indicates that in 2006, the couple family with
children was by far the largest family household type. On the whole, the composition of family
households was comparable to Victoria. Family household composition of Greater
Shepparton is shown Table 12.

TABLE 12: Family Compesition, 2006 Greater Shepparton Victoria

Family Type Personz % %
Couple Farnily with Childran 6753 46.2% 45.9%
Couple Family without Children - BEE2 - F7.0% . 359% .
Ona Parant Family . 2479 . 16.6% . 164% .
Other Family . 188 . 1.2% . 1.9%
Total Family 15020 100.0% 100.0%

Sourcs; ABS Canaus of Fopulstion and Housing (20061

A closer examination of lone person households reveals that people who are living alone are
concentrated in Greater Shepparton’s more urban areas, particularly Shepparton and
Mooroopna. There is also a higher percentage of people living alone in the far east of
Greater Shepparton than in the surrounding areas. This is probably the result of Dookie
College, which draws students to the area who are more likely to live alone. The distribution
of people living alone across Greater Shepparton is shown in Figure 30.

Figure 30 Percentage of People Living Alone
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Between 1996 and 2006 there was a slight transition in the household makeup of the
municipality. While the number of family households increased overall, growth was minimal
between 2001 and 2006. This was accompanied by a significant increase in the number of
lone person households and other households over the ten year period. This is to be

expected with aging persons. Household change is shown in Figure 31.

Figure 31: Greater Shepparton: Household
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Place of Birth

Nearly 85 percent of Greater Shepparton residents were Australian born with over 15 percent

of residents being born overseas. 7 percent of all Greater Shepparton’s residents were born

in non-major English-speaking countries, with 3 percent of non-Australian born persons being

born in a major English speaking country. The origin of birth of Greater Shepparton’s

residents is shown in Figure 32.
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Figure 32: Greater Shepparton: Origin of
Birth, 2006

Not Statec
6%

DAVID LOCK ASSOCIATES

July 2009

41



City of Greater Shepparton Housing Background Report
Strategy City of Greater Shepparton

There are a significant number of ethnic groups in Greater Shepparton. The largest of these
groups is from Western Europe (4.3 percent), with the majority of this group being born in the
United Kingdom. Other significant groups include the Middle East (1.3 percent) and New
Zealand (1.0 percent). The place of birth of Greater Shepparton’s residents is shown in Table

13.

TABLE 13: Place of Birth by Region, 2006! Greater Shepparton Victoria

Place of Birth Persons % %
Australia 47503 83.3% B9.6%
Meaw Zaaland . BE3 | 1.0% . 1.3%
Asian-Pacific . 349 . 0.6% . 32%
Asia . B4 | 0.1% . 1.7%

The high peroentage of residants fistad &= not stated could be the resukt of ARS cansus date which cnly usas oelsct=d courtries nther
repariing. |toan be axsumed thal many of Greeter Shapparion’s owarsasa-bom residents are from thess placan end tharsfore are not reflecisd

in tha above numbers under thar respective birth place.

Since 1996, the number of Australian-born persons has increased very little despite overall
population growth in Greater Shepparton. Meanwhile, the number of overseas born people
(particularly from non-major English speaking countries) has grown, indicating that
immigration is an important contributor to population growth in the municipality. The change
in country of birth is shown in Figure 33.

Figure 33: Greater Shepparton: Change in
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In terms of where people who are born overseas are living, the highest concentrations (as
measured by a percentage of total households) are within or adjacent to Shepparton.
Shepparton East also has a high percentage and Tatura (particularly to the west) has a
moderately high proportion of people born overseas. The percentage of people born
overseas in Greater Shepparton in shown in Figure 34.
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Figure 34 Percentage of People Born Overseas
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Information on the distribution of recent arrivals of overseas people (arriving on or after 1
January, 2001) shows that high concentrations of new arrivals are residing primarily in Central
Shepparton, especially in the city and its immediate surrounds, East Shepparton, and in the
area surrounding Dookie(this may be related to student and teaching staff attracted to Dookie
College). The concentration of recent arrivals in Greater Shepparton is shown in Figure 35.

Figure 35 Percentage of Recent Arrivals
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Occupation

The occupation breakdown of Greater Shepparton’s labour force had only slight differences
from that of Victoria. Notable differences included a slightly higher proportion of
Professionals, Clerical & Administrative Workers, and Labourers, while there was a markedly
lower proportion of Managers. Greater Shepparton’s workforce by occupation is shown in
Table 14.

TAEBLE 14: Labour Force by Occupation, 2006 Greater Shepparton Victoria

Ocoupation Perzoms - %
Managars 4138 18.20% 20.8%
Profassionals . 3868 . 16.60% . 14.8%
Technicians & trades workars . 3783 . 14.80% . 14.0%
Comrunity & personal sarvice workers . 3,452 . 13.70% . 13.6%
Clarical & administrative workars . 3,072 . 12.00% . 10.1%
Sales workers . 27 . 10.80% . 9.9%
Machinary operators & drivers . 2,044 . B.00% . B.4%
Labourars . 1,829 . T7.20% . £.6%
Cecupation inadeguately describedf not stated . 497 . 1.8% . 1.9%
Total 25,530 100.0% 100.0%

Source: ABS Carsus of Popustion and Housing (2006]
Income

As compared to Victoria, there were a higher proportion of Greater Shepparton residents
within the low-middle income brackets ($150-$799) in 2006. This corresponded with a lower
proportion of residents within middle-high income brackets ($800-$2,000+). Greater
Shepparton residents also had a lower proportion of residents reporting negative/nil income
than Victoria. The individual weekly income for Greater Shepparton residents is shown in
Table 15.

TABLE 15: Individual Weakly Income, 2006 Greater Shepparton Victoria

Income Bracket Persons P %

Nagative/Mil incoma 2636 B&% . 1.6%
£1-£149 . 3878 . 7.6% l 7.5%
$160-5249 . 7180 . 16.2% . 14.0%
$2E0-£399 . 6050 . 148% l 12.7%
£400-£529 . 7973 . 17.0% l 12.6%
$E800-5799 . B9 . 116% . 10.6%
£200-£999 . 3614 . 77% . 8.1%
£1000-$1299 - 3065 - £.5% . 7.6%
£1300-$1509 - 1260 - 27% . 2.0%
$1600-51999 . 609 . 1.3% l 2.3%
$£2000 ar more - 662 - 14% . 2.3%
Individual income not stated - 4084 - B7% . B.E%
Total 47031 100.0% 100.0%
Souroe: ABS Cenmun of Populstion and Houaing 12006]
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Data on low income households (households with a gross weekly income of less than 500
dollars) shows that the majority of these households are living in Shepparton and Mooroopna.
The areas surrounding Shepparton generally have the lowest percentage of low income
households in the municipality. Murchison, Tatura and Merrigum also had higher
concentrations of low income households. The distribution of low income households is
shown in Figure 36.

Figure 35 Percentage of Low Income Households
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41.4 Demographic Profiles

The Demographic Profiles provide detailed information on the people, or housing consumers
of Greater Shepparton. The profiles are meant to serve as a reference and are designed in
an illustrative format to allow for ease-of-use in conveying information. Each Demographic
Profile is documented in a stand-alone format to enable it to be used in conjunction with other
profile series. The Demographic Profiles are attached as Appendix D of this report.

The Demographic Profiles presented in the section are:

e Kialla-Shepparton South Shepparton North East
Surrounds Shepparton North Surrounds
Mooroopna Shepparton North West

Rural North East

Rural North West

Rural South

Shepparton Central
Shepparton North Central

Shepparton South
Shepparton South East
Tatura

Structure and Content of Profiles

Each Demographic Profile is structured in the same format, presenting a series of graphs and
tables to convey land supply information. The following features are provided for each of the
profiles:

Population Structure by Housing Consumer Group;
Place of Birth;

Family composition;

Occupation; and

Income.
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41.5 Key Findings
Key Findings
The key findings of the demographic analysis are as follows:

e The population of the Greater Shepparton has grown by 5,023 people since 1996, with an
average annual growth rate of 0.89 percent. Since 2002, the growth rate has slowed
considerably.

e Greater Shepparton is characterised by a high proportion of Second Home Buyers (aged
40-59) and Future Home Buyers (aged 0-19).

e Since 1996, there has been an almost 50 percent growth of Greater Shepparton’s
indigenous population, especially within older age groups.

e Approximately 4 percent of the population, or 2,429 people report disabilities.

e The average household size in Shepparton is 2.6 persons per household which is similar
to State and National trends. Average household size is larger in urban areas than in
rural locations.

o Atleast 8 percent of Greater Shepparton residents were born in non-major English
speaking countries. While this is below State averages, it is relatively high when
compared to other similar regional centres.

e The largest groups of people born overseas were from Western Europe, the Middle East
and Eastern Europe.

e Population is largely being driven by immigration. This is in part fuelled by labour
requirements of local industries which require low-skilled, physical labour (e.g. fruit
picking).

e Greater Shepparton is characterised by a higher than average number of Blue Collar
jobs. This is accompanied by a relatively lower income distribution.

Implications for Strategy

As moderate population growth will be likely to continue into the future, there will be an
increasing need to provide housing to satisfy the growing demand. Based on the existing
population structure, there will be a large proportion of people who will enter the property
market in the next 20 to 30 years, further driving demand.

However, satisfying this demand will be a highly challenging task as the makeup of the
population continues to diversify, accompanied with a diversity of housing requirements not
traditionally provided for to any great extent in Greater Shepparton. The aging of the general
population, a growing indigenous population, the appearance of more non-family households,
and a growing number of immigrant groups are all contributing to a range of housing
preferences and needs that will need to be addressed in the Housing Strategy.
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4.2 Housing Profiles
4.21 Introduction

On the basis of the dwelling stock and demographic analyses presented in this report, a
series of Housing Profiles have been developed. These profiles provide a link between
dwelling type and occupancy characteristics such as household type and the number of
people resident. The purpose of the Housing Profiles is to provide guidance on housing
preference by indicating what types of people live in which type of dwellings, and how this
preference has changed over time.

The Housing Profiles presented in this section offer a quantitative assessment of housing
preferences only. The understanding of housing preferences in Greater Shepparton can be
augmented by the qualitative assessment contained in section 4.5 of this report.
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4.2.2 Separate House

Table 16: Housing Profile: Separate House

All Separate Houses 2006
Household Type Number % % Change 1996-2006
Couple Family with no children 4,873 27.3% 18.5%
Couple family with children 6,536 36.6% -3.0%
One Parent Family 2,159 12.1% 34.0%
Other Family 153 0.9% 18.6%
Total Family 13,721 76.8% 9.0%
Lone Person Household 3,180 17.8% 26.9%
Group Household 462 2.6% 4.1%
Other Household 510 2.9% 157.6%
Total 17,873 100.0% 13.6%
Number of People Usually Resident
1 3,179 18.3% 26.9%
2 6,050 34.9% 18.6%
3 2,900 16.7% 6.2%
4 3,027 17.4% 4.5%
5 1,529 8.8% -3.1%
6 or more 672 3.9% -7.2%
Total 17,357 100.0% 11.7%
Key Findings Implications for Strategy

e Growth of 13.6 percent since 1996 to 17,873 dwellings in 2006.

e Over 75 percent of all ‘Separate Houses’ are occupied by family households.

¢ High growth of household types not usually associated with separate houses including one parent families,
other families, lone person households and especially other households.

e Decline of couple family with no children households.

e The growth of lone person households has led to a large increase in the number of separate houses that are
occupied by only one person. At the same time, the number of separate houses occupied by 5 or more
people declined.

DAVID LOCK ASSOCIATES
July 2009

While there has been a significant increase in the number of ‘Separate houses’ since 1996, there has been a shift
in the occupancy characteristics of this dwelling type. While traditionally occupied by Couple Families, particularly
those with children, there has been a shift away from this trend with ‘Separate Houses’ now being occupied by
other household types, mainly lone parent and lone person households. This has corresponded with a decrease
in average household size for ‘Separate Houses’. There has also been a dramatic increase in the number of other
households.

The Housing Strategy will have to consider that the demand for ‘Separate House’ is across all household types,
not just ‘Couple Families with Children’. Also, the number of people that can be accommodated in ‘Separate
house’ dwellings has diminished, and will likely continue to decline into the future. There also seems to be a trend
in ‘Separate houses’ being used for ‘Other’ family types. This could possibly be the result of increased rates of
immigration, with many non-traditional family types now occupying ‘Separate Houses’. The role of the ‘Separate
House’ will likely continue to be an important accommodation type for immigrant families, particularly those from
non-English speaking countries.
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4.2.3 Semi-detached Dwellings

Table 17: Housing Profile: Semi-detached Dwellings

All Semi-detached Dwellings 2006
Household Type Number % % Change 1996-2006
Couple Family with no children 164 18.1% 53.3%
Couple family with children 59 6.5% 31.1%
One Parent Family 60 6.6% -1.6%
Other Family 12 1.3% 140.0%
Total Family 295 32.6% 35.3%
Lone Person Household 505 55.7% 50.3%
Group Household 53 5.8% 51.4%
Other Household 53 5.8% 278.6%
Total 906 100.0% 50.2%
Number of People Usually Resident
1 508 59.3% 98.8%
2 253 29.6% 102.7%
3 58 6.8% 102.7%
4 27 3.2% 104.3%
5 7 0.8% 100.0%
6 or more 3 0.4% 100.0%
Total 856 100.0% 100.5%
One Storey Semi-detached Dwellings 2006 % Change Two or More Storey Semi-detached Dwellings 2006 % Change
Household Type Number % 1996-2006 Household Type Number % 1996-2006
Couple Family with no children 156 18.0% 54.5% Couple Family with no children 8 20.5% -33.3%
Couple family with children 47 5.4% 38.2% Couple family with children 12 30.8% -9.1%
One Parent Family 57 6.6% 14.0% One Parent Family 3 7.7% 72.7%
Other Family 12 1.4% 140.0% Other Family 0 0.0% 0.0%
Total Family 272 31.4% 43.2% Total Family 23 59.0% 17.9%
Lone Person Household 495 57.1% 50.5% Lone Person Household 10 25.6% -42.9%
Group Household 50 5.8% 56.3% Group Household 3 7.7% 0.0%
Other Household 50 5.8% 257.1% Other Household 3 7.7% 0.0%
Total 867 | 100.0% 53.5% Total 39 | 100.0% -2.6%
Number of People Usually Resident Number of People Usually Resident

1 497 60.7% 51.1% 1 11 29.7% 57.1%
2 245 29.9% 45.0% 2 8 21.6% -38.5%
3 54 6.6% 68.8% 3 4 10.8% -20.0%
4 19 2.3% 35.7% 4 8 21.6% -11.1%
5 4 0.5% -33.3% 5 3 8.1% 0.0%
6 or more 0 0.0% 0.0% 6 or more 3 8.1% 0.0%
Total 819 | 100.0% 48.9% Total 37 | 100.0% -7.5%

DAVID LOCK ASSOCIATES
July 2009

50



City of Greater Shepparton Housing
Strategy

Background Report
City of Greater Shepparton

Key Findings

e The number of ‘Semi-detached’ dwellings has increased by more than 50 percent since
1996 to 906 dwellings.

e Nearly all growth in ‘Semi detached’ dwellings occurred as one storey development.

¢ Over half of all ‘Semi detached dwellings occupied by ‘Lone person Households’ with
almost two thirds being occupied by just 1 person.

e Since 1996 there have been significant increases in the numbers of ‘Other families’, ‘Other
households’ and ‘Group households’.

DAVID LOCK ASSOCIATES
July 2009

Implications for Strategy

There has been a dramatic increase in the number of ‘Semi detached’ dwellings in the
municipality. These dwellings currently serve an important role in catering to single person
households, but are increasingly catering to other family and household types. The Strategy
should consider the increasing importance of this dwelling type in providing housing for both
single person families, which are becoming increasingly frequent, as well as providing housing
to a range of alternative household types.
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4.2.4 Flats or Units

Table 18: Housing Profile: Flats or Units

All Flats or Units 2006
Household Type Number % % Change 1996-2006
Couple Family with no children 309 16.8% 51.5%
Couple family with children 131 7.1% 15.9%
One Parent Family 182 9.9% 9.6%
Other Family 18 1.0% -37.9%
Total Family 640 34.8% 25.0%
Lone Person Household 1,001 54.5% 13.8%
Group Household 79 4.3% -34.7%
Other Household 117 6.4% 165.9%
Total 1,837 100.0% 18.0%
Number of People Usually Resident
1 1,004 58.4% 14.1%
2 518 30.1% 14.1%
3 116 6.7% -6.5%
4 51 3.0% 30.8%
5 17 1.0% 88.9%
6 or more 14 0.8% 0.0%
Total 1,720 100.0% 14.2%
In a One or Two Story Block 2006 % Change In a Three Storey Block 2006 % Change
Household Type Number % 1996-2006 Household Type Number % 1996-2006
Couple Family with no children 305 16.7% 52.5% Couple Family with no children 0 0.0% 0.0%
Couple family with children 128 7.0% 19.6% Couple family with children 0 0.0% 0.0%
One Parent Family 182 10.0% 11.7% One Parent Family 0 0.0% 0.0%
Other Family 18 1.0% -37.9% Other Family 0 0.0% 0.0%
Total Family 633 34.8% 26.9% Total Family 0 0.0% 0.0%
Lone Person Household 998 54.8% 15.9% Lone Person Household 0 0.0% -100.0%
Group Household 76 4.2% -37.2% Group Household 0 0.0% 0.0%
Other Household 114 6.3% 159.1% Other Household 0 0.0% 0.0%
Total 1,821 100.0% 19.4% Total 0 0.0% -100.0%
Number of People Usually Resident Number of People Usually Resident
1 995 58.4% 15.6% 1 3 50.0% 0.0%
2 512 30.0% 14.5% 2 3 50.0% 0.0%
3 116 6.8% -6.5% 3 0 0.0% 0.0%
4 51 3.0% 30.8% 4 0 0.0% 0.0%
5 17 1.0% 88.9% 5 0 0.0% 0.0%
6 or more 14 0.8% 0.0% 6 or more 0 0.0% 0.0%
Total 1,705 100.0% 15.2% Total 6 100.0% 100.0%
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Attached to a House 2006 % Change
Household Type Number % 1996-2006
Couple Family with no children 0 0.0% -100.0%
Couple family with children 3 25.0% 0.0%
One Parent Family 0 0.0% 0.0%
Other Family 0 0.0% 0.0%
Total Family 3 25.0% -57.1%
Lone Person Household 3 25.0% -76.9%
Group Household 3 25.0% 0.0%
Other Household 3 25.0% 0.0%
Total 12 100.0% -40.0%
Number of People Usually Resident
1 6 100.0% -53.8%
2 0 0.0% -100.0%
3 0 0.0% 0.0%
4 0 0.0% 0.0%
5 0 0.0% 0.0%
6 or more 0 0.0% 0.0%
Total 6 100.0% -70.0%

In a Four or More Storey Block 2006 % Change
Household Type Number % 1996-2006
Couple Family with no children 4 100.0% 0.0%
Couple family with children 0 0.0% 0.0%
One Parent Family 0 0.0% 0.0%
Other Family 0 0.0% 0.0%
Total Family 4 100.0% 11.1%
Lone Person Household 0 0.0% 0.0%
Group Household 0 0.0% 0.0%
Other Household 0 0.0% 0.0%
Total 4 100.0% 4.9%
Number of People Usually Resident

1 0 0.0% -100.0%
2 3 100.0% 0.0%
3 0 0.0% 0.0%
4 0 0.0% 0.0%
5 0 0.0% 0.0%
6 or more 0 0.0% 0.0%
Total 3 100.0% 0.0%
Key Findings

e The number of ‘Flats or Units’ has increased by 14.2 percent since 1996 to 1,720 dwellings.
¢ Almost all ‘Flats or Units’ are in a one or two storey development, although there has been

a minimal amount of higher developments which have recently appeared.
e ‘Flats or Units’ are generally occupied by ‘Lone person households’ but also provide

accommodation for a significant number of ‘Family households’, especially ‘Couple Families

with no children’.

e The role of ‘Flats and Units’ in catering to ‘Couple Families with no children’ dramatically

increased since 1996.

DAVID LOCK ASSOCIATES
July 2009

Implications for Strategy

As the second most significant dwelling type in Greater Shepparton, ‘Flats and Units’ play an
important role in catering for the municipalities housing needs. In particular, ‘Flats and Units’
are being occupied by ‘Couple Families with no Children’, a trend that has gained momentum
since 1996. This may indicate that this dwelling type is an important ‘entry level’ housing type,
when people are at the beginning of the housing-lifecycle and are looking to enter the housing
market.

Increasing house prices may also explain the growing trend towards this dwelling type, as
households may be priced out of their first housing preference, which has traditionally been the
‘Separate House’. The Housing Strategy should ensure that this dwelling type continues to be
developed within the municipality, as it is an important stage of the housing lifecycle, and many
more people are preferring to live in this dwelling type.
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4.2.5 Other Dwellings

Table 17: Housing Profile: Other Dwellings

DAVID LOCK ASSOCIATES
July 2009

All Other Dwellings 2006
Household Type Number % % Change 1996-2006
Couple Family with no children 97 19.2% -16.4%
Couple family with children 32 6.3% -50.0%
One Parent Family 28 5.5% -15.2%
Other Family 4 0.8% -33.3%
Total Family 161 31.9% -26.5%
Lone Person Household 242 47.9% 2.1%
Group Household 15 3.0% 15.4%
Other Household 87 17.2% 45.0%
Total 505 100.0% -4.5%
Number of People Usually Resident
1 239 57.0% 2.1%
2 127 30.3% -10.6%
3 29 6.9% -25.6%
4 15 3.6% -50.0%
5 9 2.1% -30.8%
6 or more 0 0.0% 0.0%
Total 419 100.0% -8.5%
Ch;/tr:ge Ch;/tr:ge House of Flat attached to a Ch;/;ge
Caravans, Cabins or Houseboats 2006 1996. Improvised Home, Tent, Sleepers Out 2006 1996. Shop, Office, etc. 2006 1996.
Household Type Number % 2006 Household Type Number % 2006 Household Type Number % 2006
Couple Family with no children 77| 181% | -16.3% Couple Family with no children 6| 19.4% | 100.0% Couple Family with no children 14| 28.6% | -33.3%
Couple family with children 15 3.5% | -34.8% Couple family with children 3 9.7% 0.0% Couple family with children 14| 28.6% | -65.9%
One Parent Family 21 49% | -19.2% One Parent Family 0 0.0% 0.0% One Parent Family 71 14.3% 0.0%
Other Family 4| 09% | 33.3% Other Family 0| 0.0% 0.0% : 0| 0.0% o
Total Family 117 27.5:/0 -1 8.82/0 Total Family 9| 29.0% | 200.0% %t)r;:/rlfaanr:”l;/y 35| 71.4% 12(1)2"2
Lone Person Household 218 | 51.3% 1.9% Lone Person Household 16 | 51.6% | 433.3% Lone Person Household 8| 16.3% | -60.0%
Group Household 12 2.8% | 33.3% Group Household 0 0.0% 0.0% Group Household 3 6.1% | -25.0%
Other Household 78| 18.4% | 41.8% Other Household 6| 194% | 20.0% Other Household 3| 6.1% 0.0%
Total 425 | 100.0% 0.7% Total 31| 100.0% | 181.8% Total 49 | 100.0% | -49.0%
Number of People Usually Resident Number of People Usually Resident Number of People Usually
1 216 | 62.1% 0.9% 1 18 | 66.7% 0.0% Resident
2 104 | 29.9% | -10.3% 2 9| 333%| 00% 1 11.4% | -75.0%
3 17| 49% | -19.0% 3 0| 00%]| 0.0% 2 S1.5% | 402k
2 8 23% | -20.0% y 0 0.0% - 3 27.3% | -33.3%
0.0% 0
5 3 0.9% 0.0% s 0 0.0% : 4 7| 159% | -65.0%
6 or more 0 0.0% 0.0% 6 o 0.0% 5 6| 136% | -40.0%
: ' or more 0] 0.0% 0.0% 6 or more 0| 0.0% 0.0%
Total 348 | 100.0% | .4.4% Total 27 | 100.0% 0.0% Total 44 | 100.0% | -53.2%
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Key Findings

e The number of ‘Other’ dwellings has decreased by 4.3 percent since 1996 to 419 dwellings.

e There has been a significant decline in the number of ‘Houses of Flats Attached to Shops,
Offices, etc.’.

e ‘Other’ dwellings are predominately occupied by ‘Lone Person Households’ although almost
one third are occupied by various family types.

e There has been a decrease in the number of family households occupying ‘Other’
dwellings, while there has been an increase in the number of ‘Group’ and ‘Other’
Households.

DAVID LOCK ASSOCIATES
July 2009

Implications for Strategy

‘Other’ dwelling types play an important role in Greater Shepparton not only in terms of
providing accommodation, but also in the local economy which depends on an itinerant
population for a number of key industries. While the number of ‘Other’ dwellings may seem
insignificant, it should be stated that Census data is unlikely to pick up the number of seasonal,
transient workforce who may have not present at the time of the Census. Of the available
data, the most important finding is that the number of ‘Other’ dwellings has declined.

Given the unique role of this dwelling type, the Housing Strategy should ensure that there is an
adequate provision of this type of housing to support local economic needs. As this dwelling
type is also an important crisis accommodation type, serving to offer immediate housing relief
to people in emergency situations the Housing Strategy should e continue to seek ways to
provide this type as a social-security measure.
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4.3 Housing Market Analysis
4.3.1 Introduction

This section provides an assessment of trends in residential demand in Greater Shepparton
and, where data is available, for key residential areas such as Shepparton, Mooroopna,
Tatura. The analysis includes a review of building permit activity and trends in house and
vacant land prices and sales. The data is supplemented by information provided from
interviews with local real estate agents regarding current and future residential demand
drivers.

4.3.2 Trends in Land Sales and Building Permit Data

Building permit data provides an indication of the residential land activity in an area. As more
residential land comes onto the market, and as more lots are sold, then it would be expected
that the number of building permits also increase. Table 20 provides information sourced
from the Building Commission of Victoria regarding permits issued for new dwellings between
1998 and 2006. The key points to note are as follows:

o Atotal of 3,642 new dwelling permits have been issued in Greater Shepparton over the
period 1998-2006, and this represents an average of 405 permits per year.

e The highest number of permits issued was in 1999 (511) and the lowest number of
permits issued was in 2004 (349). Over past two years (2005 and 2006) the number of
permits issued for new dwellings has been stable at 415 permits. The number of permits
issued in 2006 (415) represents an annual increase of 48 permits compared to 1998
when 367 permits were issued.

e The central Shepparton area was responsible for 51.5percent of all building activity
(1,875 permits or 208 permits pa), followed by Kialla with 20.3percent of all activity (739
permits or 82 pa), Mooroopna 11.9 percent of building activity (432 permits or 48 p.a.)and
Tatura 7.5 percent of activity (273 permits or 30 pa). These four broad areas represent
over 90 percent of all building activity between 1998 and 2006.

e Sporadic development has occurred in rural locations since 1998, especially in Toolamba
(563 permits), Murchison (46 permits), Katandra (26 permits), Congupna (24 permits) and
Tallygaroopna (20 permits).
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4.3.3 Trends in Property Prices

Tables 21 and 22 outline median house and land prices, respectively, for selected locations in
the Greater Shepparton area and other regional Victorian locations between 1996 and 2006.
The data is sourced from the DSE’s ‘A Guide to Property Values'.

House Prices

As shown in Table 21, median house prices in Greater Shepparton have increased by an
average of 9.3 percent p.a. over the period 1996 to 2006. This growth rate is lower than
regional Victoria (9.9 percent p.a.) and metropolitan Melbourne (10.1 percent). When
compared to Victoria’s ten main regional centres, Greater Shepparton ranks fifth in terms
house price appreciation, being higher than Horsham (7.0 percent p.a.), Mildura (8.4 percent
p.a.), Wangaratta (8.7 percent p.a.), Latrobe (9.0 percent p.a.) and Wodonga (9.1 percent
p.a.), but lower than Greater Bendigo (9.8 percent p.a.), Ballarat (10.2 percent p.a.),
Warrnambool (10.2 percent p.a.) and Greater Geelong (10.5 percent p.a.).
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From having the third most expensive medium house prices in 1996 (behind Wodonga and
Warrnambool), Greater Shepparton ranked fourth in 2006, having being overtaken by Greater
Geelong, while Greater Shepparton’s price differential with Ballarat and Bendigo has
narrowed over the ten year period.

Within the municipality, strongest price growth (1996 to 2006) was for properties located in
Merrigum (12.8 percent p.a.), Murchison (11.9 percent p.a.), Kialla West (9.9 percent p.a.),
Tatura (9.7 percent) and Toolamba (9.4 percent). Other locations recorded growth rates
below the municipal average for the period including Shepparton (9.0 percent) and
Mooroopna (8.5 percent).

TABLE 21: Median House Prices, Selectaed Locations, 1996 to 2006

Locality 1996 1958 2000 2002 2004 2006 Growth AAGR®
'96-06 "96-"06
Shepparton
Sheppartan $100,000 £106,000 $126,000 $ 168 000 $ 198,900 £237 600 £137,600 +8.0%

Kialla-Shepparton South

Kialla % 163,500 £136,760 %188 480 % 228,000 £ 290,000 £326,000 £172,600 +7.8%
Kialla Wast - $123760 - £117.600 - $ 150,000 - $ 278,000 - $ 374875 . £317,6500 . £193,750 - +8.9%
Toolamba . $102,280 . £123,600 . $118,000 . $ 145, 000 . $ 190,500 . £ 262,000 . £149,750 . +9.4%
Mooroopnz

Meoroopna $ 93,000 $ 96,600 $114.800 $ 138,086 % 181,000 £211,000 £118,000 +8.6%
Tatura

Tatura 81,000 £ 106,860 $110,000 $ 145,000 $ 181,000 £ 204,666 £123,666 +8.7%

Shepparton North East

Katandra Wast $ 120,000 § 96,700 $91500 | $110,000 $96750 £ 160,000 £ 90,000 ¥21%
Tallygaroopna - % 120,000 | s 146,000 - % 100,000 - % 160,000 | & 189,500 | & 249 500 ST 9,500 - +8.7%
Rural South

Merrigum . $ 50,000 . § 66,600 . $ 73800 . $ 56,000 . 5 106,000 . £ 187 000 . 117,000 [ +12.8%
Murchison . § 62,000 . £52,000 . 5 70,000 . 5121 500 . $128,000 l £ 120,000 l £128,000 . +11.8%
Greater Shapparton . § 57,500 . 107,000 . 120,000 . $ 156,000 . $ 196,000 l £237,000 l £ 138,500 . +8.3%
Regional Cities

Ballarat $ 80,000 $86000  $100000  $147280 | $195280 £212000 £ 132,000 +10.2%
Bendigo o 86,000 | geooo0 | $1 05,000 g 147,000 s 98,500 s 220,000 | $ 134000 | +0.8%
Gaalong . § 92,600 . £ 102,000 . $ 126,000 . $ 186,000 . $245,000 l £ 264,000 l £ 171,500 . +11.1%
Horsham [ & 85,500 [ s 85,000 . $ 50,000 . $ 125,000 s 156,000 ' £ 168,500 ' £ 83,000 . +7.0%
Latrobe . $ 65,500 . $ 66,000 . 672680 . £ 82,000 . $ 133,000 . £ 155,600 . £ 90,000 . +2.0%
Mildura . $ 86,000 . $ 95,000 . $112,800 . 3 160,000 . $ 178,000 . £ 190,000 . £ 105,000 . +8.4%
Wangaratta . $ 93,000 . $ 93,000 . 3 100,000 . $ 130,500 . $ 176,000 l £ 215,000 l £ 122,000 . +8.7%
Warrnambool . $ 98,000 . £110,000 . 3128000 . £ 180,000 . $ 242,000 l £ 285,000 l £ 167,000 . +10.6%
Wodonga . 5 108,000 . £113,000 . 5 120,000 . 3 166,000 . 236,000 l E 257,260 l £ 149,260 . +3.1%
Regional Victoria [ % 86,500 - $ 91,000 s 106,000 s 145,000 | & 194,000 | & 220,375 | ¢ 134,875 - 19.9%
Matro Melbouma | % 131,000 - $ 165,00 s 190,000 s 260,000 s 000 s 342,000 s 000 [ i 9%

Scurca: . DSE ' Guide to Propanty Valuss' [verizus)

*AAGH: Average Annusl Growth Rate
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Residential Land Prices

Median land prices in Greater Shepparton have increased by an average of 10.8 percent p.a.
over the period 1996 to 2006, as shown in Table 22. In contrast to median house prices, this
growth rate is higher than regional Victoria (10.6 percent p.a.)and metropolitan Melbourne
(9.7 percent). When compared to Victoria’s ten main regional centres, Greater Shepparton
ranks equal fourth (with Latrobe) in terms of land price appreciation being higher than
Wangaratta (6.0 percent pa), Horsham (7.3 percent p.a.), Mildura (10.0 percent pa..), Ballarat
(10.4 percent p.a.), Greater Bendigo (10.7 percent p.a.), but lower than Wodonga (12.5
percent pa), Greater Geelong (13.4 percent p.a.), and Warrnambool (14.4 percent p.a.).

Greater Shepparton has the forth most expensive median house block prices of Victoria’s
major regional areas ($100,000 in 2006); however, over the period Greater Shepparton has
overtaken Wangaratta in terms of median land costs, but fallen behind Warrnambool.

Within the municipality, strongest median vacant block price growth between 1996 and 2006
was for land located in Tatura (12.8 percent p.a.) and Kialla (10.9 percent pa). Other locations
recorded growth rates slightly below the municipal average for the period including Kialla
West (10.5 percent), Shepparton (10.1 percent) and Mooroopna (9.2 percent).

TABLE 22: Median Vacant House Block Prices, Selected Locations, 1996 to 2006

Growth AAGR'

Locality 1596 1998 2000 2002 2004 2006 1996-2006 1956-2006
Shepparton
Shapparton § 37,400 £ 37,000 § 44 7RO § 59,500 £ 88,000 § 98,000 § 80,600 +101%

Kialla-Shepparton South

Kialla § 37,180 £ 46,700 % 66,000 f 65,625 103,000  $106,000 $ 67,860 +10.9%
Kialla West . § 36,780 . £ 79,000 . £ 63500 . § 89,750 . £ 90,000 . 99,966 . $83,236 . +10.5%
Moomoopna . . . l . l . .

Mooroopna $ 34,500 $ 38,000 $ 36,000 £ 49,000 £ 67,600 § 83,000 $ 48,500 +8.2%
Tatura

Tatura $ 33,000 £ 31,000 $ 43 500 £ 73,600 £76,260 | $110,000 $ 77,000 +12.8%
Greater . . . l . l . .

Shapparton $ 36,000 $ 35,000 $43,000 § 60,260 $90,000 | $ 100,000 § 84,000 +10.8%
Ballarat . 33,000 . § 38,600 . § 48,000 . $ 65,000 . £ 20,000 . £ 89,000 . § 65,000 . +10.4%
Bendigo . $ 31,000 . $ 33,000 . $ 38,700 . $ 50,000 . § 75,000 . § 86,000 . $ 66,000 . +10.7%
Gealong - $ 33,000 - $ 38,875 - $ 45,000 . § 78,000 - §125,000 . $ 134,000 - $ 96,000 - +13.4%
Harsham - § 32,000 - $ 37,576 - $ 32,000 . $ 45,000 - £ 54,000 . 1 66,000 - $ 32,000 - +7.3%
Latrobe . §28760 . $ 22,000 . £ 34,000 l § 40,600 . F 66,000 l $ 20,000 . $ 51,260 . +108%
Mildura - § 32,000 - £ 36,726 - $ 42,280 . 1 66,000 - £ 65,000 . § 83,000 - £ 51,000 - +10.0%
Wangaratta . § 50,000 . £ 38,000 . £ 43,780 . £ 61,760 . £ 75,000 . £ 89,780 . $39,760 . +6.0%
Warrnambaoal . § 20,000 . £ 30,000 . £42,000 . § 62,750 . £ 86,600 . £ 115,000 . $86,000 . +14.4%
Wodonga . $ 37,000 . $ 38,000 . $ 43500 . § 54,545 . £ 120,000 . $120,000 . $83,000 . +125%
Regional Victoria - § 33,600 - $ 36,600 - $ 29,600 . § 62 670 - £ 75,000 . $ 91,800 - £ 58,000 - +10.6%
Metro Melboume . $ 56,000 . $ 61,000 . £ 66,000 . £ 89,860 . £ 138,000 . $135,000 . $ 84,000 . +8.7%

Scurps:  DSE 'A Guide to Proparty Valuss' varisus]

*AAGH: Awverage Arnual Growth Rats
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4.3.4 Trends in Sales Activity
House Sales

Sales of houses in Greater Shepparton have increased from 667 sales in 1996 to 916 sales in
2006, and this represents an annual average growth rate of 3.2 percent. This is higher than
the growth rate for regional Victoria (2.7 percent) and metro Melbourne (1.4 percent) over the
period. Between 1996 and 2006, 10,138 residential house sales were recorded in the
municipality at an average of 922 sales per year. With the exception of Wodonga (4.4 percent
pa), Latrobe (4.1 percent p.a.) and Geelong (3.9 percent p.a.), Greater Shepparton has
experienced the highest sales activity growth of Victoria’s main regional centres. Residential
sales data is provided in Table 23.

TAELE 23: House Sales, Selected Locations, 1996 to 2006

Locality 1996 1358 2000 2002 2004 2006 Total No Avg. Mo Parcent

of Sales of Sales pa Change

'96-06 '96-06 '96-"06
Greater Shapparton GE7 204 l 830 . 1,067 1,007 . 916 l 10,138 922 +32%
Ballarat 1400 1,862 ' 1,885 | 2216 | 2,128 - 1,850 ' 20679 | 1,880 - +3.0%
Bendigo - 1,291 ' 1,805 ' 1,869 - 2,262 - 2,004 - 1,800 ' 20,243 - 1,840 - +2.6%
Gaalong - 2,767 . 3,46 . 4,478 - BO12 - 4,310 - 4073 . 46 GEE - 4151 - +3.5%
Harsham 283 363 l 424 . 432 454 . 243 l 4,268 . =7 +1.9%
Latrobe 975 1,087 l 1,680 . 1,937 1,495 . 1,466 l 15,813 . 1438 +4.1%
Mildura 74 778 . 806 - 966 1,01 - 829 . 10,222 - 29 +2.3%
‘Wangaratta 337 368 . 384 - BEG 447 - an . 4 BBZ2 - 414 +1.0%
‘Warrnamboal 450 477 l 593 . B72 432 . B2 l 5,860 . 533 +1.9%
Wodonga 427 525 l 676 . 769 G667 . 5154] l 7,051 . 641 +4.4%
Regional Victoria 18,182 22,140 . 27484 . 32,346 27,360 . 25,080 . 289,408 . 26310 +2.7%
Metro Melbourma . 48,600 l BE, 167 . 60,722 . 65,826 . B7.424 . bb 798 . 661,139 . 60,104 . +1.4%

Source: DSE 'A Guids to Proparty Valuss' desnous]
*A0GH: Aversge Annusl Growth Rats

Vacant House Blocks

As shown in Table 24, sales of vacant house blocks in Greater Shepparton have increased
from 261 sales in 1996 to 349 sales in 2006, an annual average growth rate of 2.9 percent
over the period. This is higher than the growth rate for regional Victoria (1.5 percent) and
metro Melbourne (0.5 percent) between 1996 and 2006.

Over the period 3,821 vacant land sales were recorded in the municipality at an average of
347 sales per year. In contrast to house sales, most other major regional Victorian centres
have experienced stronger growth in vacant land sales than Greater Shepparton, with only
Warrnambool (-0.4 percent p.a.), Geelong (0.5 percent p.a.) and Wodonga (1.3 percent)
recording lower growth rates. (Note that growth rates for vacant land blocks are an indication
of demand but are highly influenced by supply conditions, particularly supply constraints, and
this is likely to be evident in low growth data for these major centres).

DAVID LOCK ASSOCIATES 60
July 2009



City of Greater Shepparton Housing Background Report

Strategy City of Greater Shepparton
Locality 1996 1998 2000 2002 2004 2006 Total No. Met Avg
of Sales = Change No, of
1996-'06  '26-'06 @ Sales pa
‘96-'06
Greater 261 278 253 442 409 3449 3821 347 +2.8%
Shepparton
Ballarat . 266 l 336 l 39 l 842 l 686 . 541 . B&21 . Bzg . +7.4%
Bendigo - 442 . 531 . 521 . 831 . 703 - 662 - 7.575 - £ag - +4.0%
Gealong . 896 l 1620 l 1,400 l 1,002 l 1.044 . 233 . 16,268 . 1,288 . +0.6%
Horsharm - &7 . a8 . a9 . 208 . 138 - 142 - 1,662 - 4 - +9.6%
Latrobe . 169 219 . 2n . 837 . B73 402 . 4,376 298 . +9.1%
Mildura - 182 nz . 272 . 386 . 400 328 - 3,808 3448 - +8.1%
Wangaratta . a0 108 l 70 l 144 l 168 128 . 1,198 109 . +4.6%
Warrnambaool - 126 a9 . 177 . 298 . 129 120 - 2,00 185 - 0.4%
Wodonga - 169 238 . 147 . 433 . 106 193 2,727 248 - +1.3%
Regional Victoria . 6,548 8410 l 8235 l 15346 l 10,440 7.953 111,151 10,108 . +16%
Metro Melboumnea - 11,466 16,412 . 15,463 . 22,103 . 13,472 12,041 182,636 17.240 - +0.6%

Source: OSE '4 Guids 1o Property Velusa' venousal
*AAGH: Awarage Annual Growth Rats

4.3.5 Interviews with Real Estate Agents

Interviews with a number of real estate agents in the Greater Shepparton area reveal the
following key characteristics with regard to demand for the residential land and property:

Key Demand Drivers

e Population growth will be the key driver of land and housing demand in the future

e Shepparton’s important role as a major regional centre is a key factor in housing demand.

e Shepparton’s strong and diverse industry base supports housing demand e.g. dairy, fruit,
manufacturing etc.

e Rising interest rates are having a dampening impact on demand with less investment-
related purchases over recent times.

e There appears to be a trend for younger people to remain in Shepparton rather than
move to metropolitan Melbourne for employment and other opportunities, and this
supports local housing demand.

e The construction of Melbourne University Medical Surgery Centre, LaTrobe University
campus and other projects are expected to be positives for residential demand in
Shepparton.

Demand Trends

e Home buyers are more sophisticated than in the past and many are prepared to ‘shop
around’ and negotiate to a greater extent than they used to.

o Demand is strongest for housing and land in Shepparton’s urban locations; however,
north Shepparton is becoming increasingly popular. Generally, demand varies from area
to area depending on price.

e Strong demand for larger-sized product, particularly 3 - bedrooms (plus study), 2 living
areasz, 2 bathrooms, double garage etc. High demand for living areas of between 20 m®—
28 m“.

e Recent trend for larger houses but on smaller lots, with the backyard typically being used
for sheds, pools, etc.

o Most pzopular lot sizes tend to range between 600 m? and 1,000 m? (especially 700 m? to
800 m"?).
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o Sr2T1aIIer units tend to be located on 300 m? blocks, while larger lots tend to be up to 1,200
m-.

e Buyers are looking for cheaper and more affordable land and housing product. Some
current developments offering house and land packages for approximately $250,000.

o While affordability is an increasing issue, the Shepparton market still provides a good
range of properties in each price segment.

Land Supply

e Less land supply constraints than in the past, due to the increased number of recent
subdivisions.

e Considerable current development occurring in Shepparton (i.e. at least seven major
estates) and this is providing good choice for buyers.

¢ Many orchards are struggling to be viable, and this land might become available for future
residential development.

Demand Outlook

e The outlook for housing development is generally positive, with demand expected to grow
steadily in the coming years due to factors including population growth and the fact that
Shepparton has plenty of land for residential development. Affordability issues and
drought are the main threats to housing demand.

e Lack of rainfall/lextended period of drought may impact negatively on demand for housing.
This is due to reduced economic activity (e.g. decline in agricultural production) which
could impact on employment opportunities, business viability, incomes etc.

Future Housing Product Trends

e Long-term trends in housing product include:
e General preference for small lots, particularly smaller gardens;
e Smaller houses;
e Retirement living / villages;
e Townhouses/units (particularly close to the CBD) for baby boomers wishing to
downsize;
e Flats/apartments above shops;
e Multi-story development (3-4 levels) in the city (primarily to service the rental
market, recognising that renters have a preference for a CBD location); and
¢ Note, as long as significant land supply remains available, there will always be some
demand for larger lot sizes.

Rental Market

o Generally, there is strong demand for rental properties in Shepparton; however, demand
fluctuates with seasonality eg in winter many seasonal workers leave the Shepparton
area and so there are more properties available. It is estimated that the vacancy rate for
rental properties in Shepparton is approximately 5 percent.

o Shortage of rental properties has had an inflationary impact on rental prices.

o While rental prices are considerably lower than metro Melbourne, Shepparton workers
have lower wage levels and therefore renting can be a relatively expensive option. It is
not uncommon for tenants to spend 30-40 percent of their income on rent.

e There is evidence that some long-term landlords and investors are opting out of the rental
market.

Actions Required to Support Housing Development

o Satellite areas need to grow and be better developed; however, infrastructure provision
(such as public transport) is required to assist in this process.
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Making housing more affordable is primarily seen a Government responsibility. Actions
could include reducing stamp duty and other taxes, and providing specific incentives for
purchasers, particularly 1% home buyers grant. Any reduction in interest rates will assist
in housing affordability.

Improvements in the efficiency of Council’s planning application process will assist
developers and the delivery of housing product in Shepparton.

4.3.6 Key Findings and Implications

The key findings of this residential demand assessment are as follows:

On average, 405 permits for new dwellings have been issued each year in Greater
Shepparton over the period 1998-2006, with permit activity slightly higher than the long-
term average over the past couple of years (415 permits in each of 2005 and 2006).
Over the period, building activity has been focused on central Shepparton (51 percent of
all new dwelling permits in the municipality), Kialla (20 percent) Mooroopna (12 percent)
and Tatura (8 percent), and with occasional developments recorded in more rural
locations.

House prices in Greater Shepparton increased at 9.3 percent p.a. between 1996-2006;
however, this is a lower growth rate than that recorded in regional Victoria (9.9 percent)
and metropolitan Melbourne (10.1 percent) over the period. The median house price in
Greater Shepparton was $237,000 in 2006 which is around the mid-range when
compared to Victoria’s ten major regional centres.

Within the municipality, strongest house price growth has been in the rural south
(Merrigum, Murchison), while lowest house price growth has been in the north-east
(Kandandra West, Tallygaroopna).

Residential land prices in Greater Shepparton increased at 10.8 percent p.a. between
1996-2006, which, in contrast to house prices, represents a marginally higher growth rate
than that recorded in regional Victoria (10.6 percent) and metropolitan Melbourne (9.7
percent) over the period. The median vacant house block price in Greater Shepparton
was $100,000 in 2006 which is around the mid-range when compared to Victoria’s ten
major regional centres.

Within the municipality, strongest land price growth has been in the Kialla/Kialla West
area.

House and land sales activity in Greater Shepparton has been relatively strong over the
past decade, with the growth in house and vacant land sales being higher than regional
Victoria and metropolitan Melbourne averages. This indicates a relatively buoyant
residential market over recent times.

Consultation with local real estate agents highlights the following important characteristics
of Shepparton’s housing market:

o Key demand drivers are population growth, regional centre status, strong industry
and employment base, major project investment and retention of younger
residents.

e Shepparton’s main urban areas are in highest demand but north Shepparton
becoming more popular.

e There is strong demand for larger houses (3-bedroom plus) providing flexible
living areas, but smaller outdoor areas.

e Generally, most popular lot sizes are between 600 m? to 1,00 m?.

e Buyers conscious of affordability and are looking for cheaper product (house/land
packages); they are prepared to shop around for the right opportunity.

¢ Residential land supply relatively plentiful, with a number of new developments
underway on recently subdivided land.

e Main demand threats are a decline in affordability for buyers and the long-term
impacts of the drought on household incomes and affordability to pay for housing
costs.

e Demand for housing product in the future is likely to include smaller house sizes,
a greater number of townhouse, units, and apartments, and the development of
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more retirement living facilities. However, there will still be some demand for
larger traditional house blocks.

e The rental market is fairly tight, with low vacancy rates; however, this situation
fluctuates with seasonality. Rental prices have increased as demand has
increased. Some investors appear to be withdrawing from the market.

o Key Government actions which would support Shepparton’s housing market
include: improving the planning application process, provision of key
infrastructure, reduction in stamp duty, and provision of financial assistance for 18t
home buyers.

Implications for Strategy

The high activity in house and land sales in Greater Shepparton over the last 10 years has
lead to a relatively buoyant residential market. Much of this activity is occurring in Central
Shepparton, primarily in the main urban areas of Shepparton and Kialla. The strength of the
housing market in Greater Shepparton is being driving by a number of demand factors
including a strong economic base, population growth, and its regional centre status. It has
been indicated by the development industry that there is currently an adequate land supply for
residential developments, with a number of new housing developments offering choice to
home buyers.

While the Housing Strategy will need to assess the availability of land to cater for future
housing demand through the development of a land release strategy, it must also consider
ways to influence development that is occurring within the existing land supply. This includes
ways of providing a range of housing options- a variety of dwelling types and configurations -
a variety of price ranges, and a variety of tenures - to satisfy the complexity of housing
demand.
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4.4 Housing Affordability and Special Needs Assessment
441 Introduction

This section provides an assessment of the issues of housing affordability and special
housing needs. It begins with an overview of housing and rental affordability in Greater
Shepparton. The analysis focuses on the relative affordability of property ownership
compared with regional Victorian and metropolitan Melbourne averages. Rental affordability is
explored in terms of the provision of rental properties and their relative affordability.

Next, an examination of special housing is presented, which documents the diverse spectrum
of special housing needs in Greater Shepparton. The analysis is focused on documenting the
provision of special housing- identifying the existing stock and conditions- as well as
highlighting key issues facing particular specialist housing needs.

442 Property Ownership

The affordability of property ownership in Greater Shepparton is broadly in line with regional
and State averages, but slightly above affordability in metropolitan Melbourne. For example,
Greater Shepparton households require 28.2 percent of median monthly household income to
service the median monthly home loan repayments, compared to 28.1 percent for regional
Victoria, 28.3 percent for Victoria and 27.8 percent for metro Melbourne. When Victoria’s ten
main regional centres are considered, Greater Shepparton ranks sixth in terms of property
ownership affordability, being less affordable than Greater Bendigo (27.6 percent),
Wangaratta (27.4 percent), Wodonga (27.1 percent), Latrobe (25.5 percent) and Horsham
(25.0 percent), but more affordable than Ballarat (28.6 percent), Greater Geelong (28.7
percent), Warrnambool (28.7 percent) and Mildura (29.4 percent). This data is sourced from
the ABS Census 2006, and is outlined in Table 25.

TABLE 25; Median Menthly Home Loan Bepayment as percent of Madian Monthly Howsehold
Incoma, Selected Locations, 2006

. Graater Shapoanon I £ 1,083 534339 I ] nia

. Sallurat - 1,040 . 2 363G . B2 E - (.47 .
. Geanter Bandips £4a7 . 53,610 ETEW D6

. Gmaater Gealong - 1,100 . £3833 . 7w | 4%

. Harahar . 300 . 53,605 . 25.0% | -3:2% .
”.::Irr.\t:r- . £867 | 53,397 . 25, 5% | 2 "
. i dues - ¥ 1,000 . 534 . 4.4 | 1.2% .
. ‘Wargeratta . $953 . 5 3480 . ] . £8% .
. Vilarmanitoo - 11,083 . 83,773 . TE TR I 05

. Wedongs - 1,170 34316 . 271%, 115%

. Regoral Viclaria £ 1,000 . § 363 FE1W 4115

. Wictors § 1,252 a4 pa e T

. Matro Malbouma . £ 1,300 . L4676 . 2T EY | 4 1
DAVID LOCK ASSOCIATES 65

July 2009



City of Greater Shepparton Housing Background Report
Strategy City of Greater Shepparton

4.4.3 Property Rental

Victorian Government Office of Housing data shows there were 327 new lettings in Greater
Shepparton in the June 2007 Quarter. The highest concentration of new lettings were for 3-
bed houses (133 properties) and 2-bed flats (98 properties); in addition, 1-bed flats, 3-bed
flats, 2-bed houses and 4-bed houses each contributed between 20-25 new lettings each.
Median rental prices for new lettings ranged from between $110 for 1-bed properties to $293
for 4-bed properties, with the more popular 2-bed flats and 3-bed houses having median
rental prices of $165 and $210 respectively. This information is shown in Table 26.

TABLE 26: New Rental Letting Data, Selectad Locations, June 2007 Quarter

Mumnicipality 1-Bed Flat 2-Bed Flat 3-Bod Flat 2-Bed House 3-Bed House 4-Bed House
No.of Median = No.of Median No. of Median Mo, of Median No, of Median No. of Median
New Price NEw Price NeEw Price NEW Price nEwW Price new Price
lettings lettings lettings lettings lettings lettings
Greatar 24 . 110 . 98 - $186 25 3230 - 23 $176 . 133 3210 - 24 $203
Sheppartan
Ballarat . 52 . 112 . 11 - $166 . 22 - 228 - &1 . $176 . 245 . $310 - B3 . F280
Graater Bandigo . 21 . 120 . 102 - $185 . 22 - j228 - (2] . $180 . 230 . $210 - 55 . 5270
Greater Geslong . 104 . 120 . 208 - $186 42 248 - 11 5206 . 43 $230 - 85 5280
Harsham . na . na . 40 - $138 na Ma - L] $153 . Bg $180 - 12 £270
Latrobe . 34 . feg . 105 - $125 10 $166 - 4 $140 . e $165 - Ll £260
Mildura . 14 . $108 . 70 - $160 10 $186 - M $176 . 141 $220 - 249 5260
Wangaratta . na . Ma . 33 - $180 na Ma - 1 $178 . B4 F190 - MNa na
‘Warrnambool . 16 . 113 . 68 - $180 11 250 - bl $230 . i $240 | 17 5280
‘Wodonga . na . na . GE - $176 13 4206 - 13 $196 . 106 3260 - 34 £216

Sourcs: Viclorisn Gowvemment Office of Housing, Departrnent of Human Services - Rantal Aeport, June Quarter 2007

The Office of Housing data provides details on the number and proportion of affordable new
lettings in various locations. This data shows only 58 percent of Greater Shepparton’s new
lettings were considered affordable, with affordability declining with an increase in dwelling
size. For example, 73 percent of 1-bed new lettings were identified as being affordable;
however, affordability was much lower for 2- bed lettings (61percent), 3-bed lettings (56
percent) and 4-bed lettings (40 percent).

When compared with affordable new lettings across regional Victoria’'s nine other major
centres (for the June 2007 Quarter), Greater Shepparton ranked seventh, having a lower
proportion of affordable new lettings than in Latrobe (82 percent), Horsham (77 percent),
Wangaratta (70 percent), Mildura (66 percent), Ballarat (61 percent) and Bendigo (59
percent), and a higher proportion of affordable new lettings than Greater Geelong (41
percent), Warrnambool (37 percent) and Wodonga (36 percent). This data is provided in
Table 27.
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TABLE 27: Affordable New Lettings, Selected Locations, June Quarter 2007

Municipality 1 Bedroom 2 Bedroom 3 Bedroom 44 Bedroom Total
Ho. of % Mo of % No: of % Mo. of % Me. of %
affordable  of totalnew  affordable of total affordable  of total affordable of total affordable of total
neEw lettings new NEW new new new lettings new new nEW
lettings lettings lettings lettings lettings lettings lettings lettings
Greater 19 T3% 74 61% 20 56% 12 40% 196 58%
Shepparton
Ballarat 44 2% 120 B5% 171 B1% 28 41% e lied 1%
Greater 17 B59% 100 BE% 167 B1% 35 60% 308 B3%
Bendigo
Greater 71 57% 108 % 212 A4 39 4% 423 A%
Gaalong
Harsharm 3 50% 42 845 45 T8% 8 &7% 98 7%
Latrobe 40 96% 130 82% 203 3% 27 59% 400 82%
Mildura 8 645 83 80% 80 59% 19 9% 2m B86%
Wangaratta 3 50% 30 66% 45 78% 7 G4% a6 70%
‘Warrnambool 10 56 % 24 8% 29 22% : ] 43% a2 7%
‘Wodonga 2 22% 42 B0% I % T 19% a8 6%

Scurce: Victorian Bovemment Office of Houaiig, Department of Humean Secvices - Rental Report, Jine Ousiter 2007

ABS Census data provides information on median rental payments. This data shows the
affordability of rental properties in Greater Shepparton to be slightly above regional, State and
metro Melbourne averages. For example, Greater Shepparton households require 17.5
percent of median weekly household income to service the median weekly rental repayments
compared to 17.7 percent for regional Victoria, 18.1 percent for Victoria and 18.5 percent for
metro Melbourne. When Victoria’s ten main regional centres are considered, Greater
Shepparton ranks fifth in terms of rental affordability, being less affordable than Latrobe (15.3
percent), Horsham (15.9 percent), Wodonga (17.1 percent) and Wangaratta (17.4 percent),
but more affordable than Greater Geelong (18.1 percent), Warrnambool (19.0 percent),
Mildura (19.1 percent), Ballarat (19.1 percent) and Greater Bendigo (19.2 percent). This data
is outlined in Table 28.

TABLE 28: Median Weekly Rental Payment as percent of Median Weekly Household Income, Selected Locations, 2006

Locality Median Weekly Rentsl Median Weekly Median Weekly Rental Parcent Compared to
Household as percent of Median Greater Shepparton
Income Weekly Housshold
Income

Greater Shapparton f18E f 536 17.5% nfa
Ballarat . 1860 . F 839 . 18.1% . +1.6%
Greater Bendigo l F 160 l F 833 . 19.2% l +1.7%
Greater Gaelong . F 160 . § a6 - 18.1% . +0.6%
Horsharn l £122 l § 83z . 16.8% l -1.6%
Latrobe l $120 l £ 754 . 163% l -22%
Mildura l 1680 l § 796 . 18.1% l +1.6%
Wangaratta . 140 . § 803 - 17.4% . -0 %
Warrnarmbeal . $166 . a7z - 12.0% . +1.5%
Wodonga . £170 . $ 998 . 17.1% . -0.44%
Regional Victoria l £146 l § az0 . 17.7% l +0.2%
Victoria . 188 . $1,022 - 181% . +0.6%
Metro Melbourne . £ 200 . 1,079 - 18.6% . +1.0%

Soures! ARS Canaus of Popudation and Housing 2006]
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In examining the spatial implications of housing stress (households with rent/mortgage costs
over 30 percent of their gross income) only one area, to the north of Kialla, had between 41-
71 percent of all households within housing stress. Areas experiencing between 27-41
percent of households within housing stress include several areas in Shepparton, Mooroopna
and Tatura, and many rural areas within the municipality. Housing stress across the
municipality is shown in Figure 37.

Figure 37- Househaolds Under Housing Stress

Ligind
b et

4.44 Special Housing Assessment

To understand the issues associated with special housing needs, it was necessary to consult
the relevant housing providers, as data analysis often fails to pick up this important
component of the housing market. It is often the case that these groups are some of the most
marginalised in society and have little influence over change, so it is important that their
issues are understood. Also, the market frequently fails to deliver adequate housing provision
for these people, leaving a critical gap in the housing sector which needs to be addressed.

The following assessment documents the special housing market stock as well as indicating
key issues and future need as emphasised by the relevant housing provider.

Public Housing

The Office of Housing (under the Victorian Department of Human Services) currently has over
150 public housing units in Greater Shepparton. These range from one to four bedroom units
and also a number of elderly person units. The age of the public housing stock rages from
units built as far back as the 1960s to those that are currently being constructed. Table 29
summarises the public housing stock of Greater Shepparton.

1 Pgadinwany Fuckiasiy 1 Bad il 2 Fadiiw 11 Thlaily
Uit Loryiry Urziz Cluitn Fernai
i
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The Office of Housing does not manage any properties specifically for people with disabilities.
However, all new properties constructed by the Office of Housing are designed with basic
disability access facilities (i.e. step-less, wide doorways, grab rails, etc).

Where possible, new constructions are targeted at specific Segment 2 Applicants1 where they
require major modifications. In cases where existing tenants require disability modifications,
the Office of Housing will modify properties as required, when possible. This may include the
construction of ramps, self-contained units (granny flats for elderly clients living with family),
bathroom remodelling (step-less showers, lever handle taps, shower seats, hand held shower
roses) and any other requirements as recommended by an Occupational Therapist.

Crisis and Transitional Housing

The Rural Housing Network Ltd. (RHNL) is a registered Housing association which manages
and owns several short-term and long-term properties aimed at specific groups with special
housing needs.

The RHNL manages fifty-two short-term community housing properties in Shepparton/
Mooroopna. These include:

e 5 Drug and Alcohol properties (National lllicit Drug Strategy);

o 3 Drug and Alcohol properties (National lllicit Drug Strategy-targeting women and
children);

e 1 Drug and Alcohol property (Open Family-targeted for youth);

e 1 Leaving Care Property (adolescents leaving State care);

¢ 8 Youth-designated properties (accessed by the Bridge, Brayton, Rumbalara,
Pathways, Open Family);

e 5 properties targeted for those with a mental iliness and history of homelessness
(nominated by Mental lliness Fellowship);

e 4 properties targeted for youth (16-25) with a mental illness (nominated by Richmond
Fellowship Victoria);

e 5 properties targeted for those with a mental iliness and history of homelessness
(nominated by Mental lliness Fellowship);

o 1 property targeted for youth leaving incarceration (nominated by Youth Justice, DHS
and Brayton);

o 1 Property targeted for youth at school (lead tenant model and nominated by Brayton)
1 property targeted for Indigenous women on bail (nominated by Dept of Justice and
Rumbalara); and,

e 22 general transitional properties that are open target-allocated to the homeless or
those at risk of homelessness.

The RHNL has articulated that one of the key issues facing their shot-term accommodation
properties is finding affordable, long-term housing stock to move transitional clients into.

In addition to the short-term accommodation properties, the RHNL also manages 54 long-
term properties. These include:
e 5 Housing Association properties (owned by RHNL);
e 1 8-Bedroom Rooming House (for single males;
e 24 long-term community housing properties (State Government owned; managed by
RHNL;
e 4 long-term youth properties;
e 8 long-term community housing properties (owned by Salvation Army); and,
e 12 Housing Association properties (owned by Loddon Mallee Housing Services;
mange by RHNL).

! Segment 2 Applicants refer to Public Housing applicants with special needs.

DAVID LOCK ASSOCIATES 69
July 2009



City of Greater Shepparton Housing Background Report
Strategy City of Greater Shepparton

The RHNL has emphasised that there is an extreme lack of affordable long-term housing for
youth, elderly and singles and that many properties are not designed to be cost-effective.

Short-term Accommodation

There are a number of private boarding houses and hostels operating in Greater Shepparton.
These are generally rented through real estate agents.

The RHNL utilise a number of boarding houses for emergency accommodation. These
include:

e Geraldine Briggs Hostel- Primarily for Indigenous clients, but accepts all applications.
Accommodates 3 or 4 families and a number of singles. Is inclusive of food and
accommodation;

o Shepparton Budget Accommodation- This is a private option and is mainly targeted at
itinerant workers; and,

¢ 6 Hotels/Motels- While these are available for utilisation, many clients cannot afford to
continue payment once assistance has finished. These are generally used as a last
resort.

There are four Caravan Parks located in Greater Shepparton, and one located in Mooroopna
that can be utilised for emergency purposes. However, they generally only accept a limited
number of referrals from Housing Associations and during peak periods they are not
affordable, with rents ranging from $150-300 per week, as they are also targeted at
accommodating visitors.

Homelessness

According to Swinburne University’s “Counting the Homeless” (2001), Greater Shepparton
had 2,945 homeless clients, a rate of around 56 per 10,000 people. This is significantly
higher than the State average of 42 per 10,000 people. Of the homeless persons in Greater
Shepparton, it is estimated that 40 percent reside with family and friends and another 40
percent attempt to access THM of SAAP accommodation. A further 10 percent reside in
boarding houses (mainly privately owned). 187 clients were living in inappropriate
accommodation at caravan parks. The report indicated that 380-400 were marginally housed
in caravan parks in Greater Shepparton.
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Aged Accommodation

A desk-top study of aged accommodation has identified that there are a number of residential
facilities for the aged within the Greater Shepparton area providing for both high care and low
care for the elderly including supported residential services and retirement living. These are
distributed within the main areas of Shepparton, Mooroopna, Murchison, Tatura and Kialla.

A summary of these facilities in terms of their location and capacity is shown in Table 30.

TABLE 30: Aged Accommodation Facilities

Facility

Redney Park Ratiremant
Villaga

Boronia Housa

Grevillea Lodge

‘Waratah Londge

Masonic Court

Tha Vallay Residential Aged
Cara Facility

Murchison Cormmunity Care
Tarcoola Village

Acacia House

Hakea Lodge

Banksia Lodge

Ava Maria Village

Excelsior Agad Care
Grutzner House

Harmony Villaga

Shepparton Agad Cara
Facility

Moyola Lodgea
Farkvilla Aged Cara Facility
Kialla Gardans

Alexandar Miller Homes

Location

3050 Enight Street

3050 Knight Straet

3050 Knight Street

3050 Knight Street

45 McKean Strest

186 — 205 Meclennan Strast

. 23 Imipay Streat

- Tarcoola Willage, 9 Batman Avenue
- Tarcoolk Village, 2 Batman Avenus
. Tarcooh Village, 9 Batman Avenus
- Tarcoola Villags, 2 Batrman Avanus -
. 26 Graham Straet
. 367 Archer Street
. Manash Strest

. 20 Zurcas Lane

Pina Road

80 Hurter Strest
Park &trest
16 Waranga Drive

12 Hotham Crescant
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Suburb

Maoareopna

Mooroopna

Maooreopna

Mooroopna

Maoareopna

Moaoroopna

Murchison
Shepparten
Shepparton

Shepparten

Shepparton

. Shepparton
. Shepparton
. Shepparton
. Shepparten

Shepparton

Tatura
Tatura
Kialla

Shepparton

Facilities

Independant Living Units -
92 units.

30 bed ageing in placa

rasidential aged care

facility.

30 bed demantia spacific
accommoedation,

30 bed ageing in placa

rasidential aged care

facility.

10 Rasidances

40 Bads

92 Indepandant Livirg
Units

60 Bads

l b7 Bads
. 64 Bads
l 91 Bads
. 60 Bads
l 20 Bads
. E2 Bads

45 Bads

30 Bads
16 Bads

108 Units
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Youth Accommodation

Youth accommodation is an important, and sometimes overlooked, element of both housing
supply and demand. It is essential that support is provided within the wider community
ranging from immediate crisis accommodation to more medium and long term residential
facilities.

Berry Street Victoria has been operating in Greater Shepparton since September 1998. We
exist to increase life chances and choices for children and young people who are at risk, or
who have experienced the trauma of family violence, child abuse and neglect.

An important program is the Integrated Home Based Care which provides care for children
and young people in the Greater Shepparton. This provides for a wide range of facilities
including:

General Foster Care;

Adolescent Community Placement;
Leaving Care; and

Kinship Care.

A desk-top analysis of existing youth accommodation within the Greater Shepparton area has

identified the facilities shown below in Table 31:

TABLE 31: Youth Accommodation Facilities

Facility Location Suburb

Integratad Home-Based Care - Shared Family Care Barry Strast Victoria, Hume Shepparton
Intagrated Home-Based Care - Long-Term Cara . Barry Strast Victoria, Hume . Shepparton
Integrated Home-Based Care - One to One (Complax) . Barry Straat Victoria, Hume . Shepparton
Integrated Home-Basaed Care - Spedialist Home-Based Cara . Barry Strast Victoria, Hume . Shepparton
Integrated Home-Basad Care - Adolescant Community Placements . Berry Streat Victoria, Hume . Sheapparton
Integratad Home-Based Care - Kinship Care Barry Straat Victoria, Hume . Shepparton
Adolescant Spacialist Care Programs - Residaential Care - High Risk Barry Straet Victoria, Kaiala Offica . Shepparton
Adclescam

Respite Care . Children’s Respite (Duncan Court) . Shepparton
Spedialist Behavioural Unitz . GV Centra Disability Services . Shepparton
Koori Hostal . Geralding Briggs Hostal . Shepparton
Lead Tenant Project (CPlacs) . Goulburn Valley Family Care . Shepparton
Support Services . Gower House Koorie Community Alcohol & Dug Resource . Shepparton

Centra

Jacaranda Residantial Rehabilitation Program . Richrnond Fallowship of Victoria (RFV), Jacaranda . Shepparton
Extended Cara Rurnbalara Family Servicas . Shepparton
Transitional Housing (THM), Mooroopna . Rural Housing Network, Shepparton Office . Shepparton
Tranzitioral Housing (THM), Cobram . Rural Housirg Natwork, Shepparton Office . Shepparton
Outreach Support in Private Accommodation (SAAP) . The Bridgs - Options for Young People, Regional Offica . Shepparton
‘Weekly & Cvernight Accommodation . ‘William Orr Hostal . Shepparton
Emargency Youth Crizsis Accommodation (SAAP) Brayton Youth & Family Sanices . Kialla
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Women’s Accommodation

A desktop analysis of specialist housing accommodation for women has identified the
facilities shown below in Table 32.

TABLE 32: Women's Accommodation Facilities

Facility Location Suburb
Drug & Alcohol Supponad Goulbum Valley Community Haalth Shepparton
Accommodation for Women (SAAP) | Sarvice
Women's Refuge (SALF) Marian Community Shepparton
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445 Key Findings and Implications
Key Findings

The key findings of the affordability assessment are as follows:

o  While Greater Shepparton’s housing is more affordable than metro Melbourne, it is
slightly more expensive than the majority of the ten major Victorian regional centres.

e Greater Shepparton provides a relatively low proportion of rental properties out of its
total housing stock (1.4 percent) compared to most other major Victorian regional
locations (many of which are generally between 1.5 percent and 1.7 percent of total
housing stock).

e When the provision of affordable rental properties is considered, only 58 percent of
rental properties in Greater Shepparton are deemed to be affordable by the Victorian
Office of Housing. This is well below that proportion of affordable rental properties in
the majority of major regional Victorian locations and which are generally in the range
60 percent to 82 percent.

e Greater Shepparton residents spend a slightly lower proportion of their income on
rent (17.5 percent) than regional (17.7 percent), metropolitan (18.5 percent) and State
(18.1 percent) averages, indicating a reasonable level of affordability for those who
can secure rental accommodation.

The key findings of the special needs assessment are as follows:

e There are a wide range of housing options catering for specialist housing needs both
within Greater Shepparton and the wider region.

o There is a good level of provision of public housing, offering a wide range of housing
options.

e The role of Housing Associations such as the RHNL is critical in responding to a wide
variety of specialist housing needs.

e There appears to be a sufficient level of housing provision for aged care.

e Other dwelling types such as Caravans are important in satisfying short-term housing
needs.

Implications for Strategy

The affordability assessment has revealed that although there is a perception that housing is
more affordable in regional areas such as Greater Shepparton, in actual fact, housing
affordability is almost the same as Metropolitan Melbourne. This has in part led to an
increased demand for rental properties, and combined with the seasonal nature of many
workers in Greater Shepparton,has created a ‘tight’ rental market. This has made it more
difficult for those outside of home ownership to find adequate housing. The growing interest
in housing affordability has raised pressures on local government to respond to the issue, and
the Housing Strategy must consider ways to improve it. However, as issues with housing
affordability are often influenced by State and National pressures and policies, the Housing
Strategy must present realistic and achievable ways of improving affordability within the
scope of local government.

The special needs assessment has revealed that there are a range of special housing options
currently being provided throughout the municipality. These are owned and operated by a
number of both Government and non-governmental agencies. The importance of these forms
of accommodation will likely increase given Greater Shepparton’s growing and diversifying
population, especially as issues with affordability are affecting a much broader range of
people than in the past. The Housing Strategy will need to develop ways of ensuring that the
demand for special needs accommodation continues to be met into the future, and
strengthens relationships with housing providers, especially Housing Associations who can
develop the resources to provide special housing needs.
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4.5 Qualitative Market Research - Greater Shepparton Focus
Group

4.5.1 Introduction

In an attempt to add a qualitative assessment to the demand analysis, a Focus Group was
established to provide a housing consumer perspective on the local housing market. It should
be emphasised that the Focus Group should not be considered community consultation, but
rather paid market research in which participants were selected based on particular socio-
economic characteristics to help build an understanding of key housing consumer groups.
The Focus Group also served to generate ideas on key housing issues, to be addressed in
the Housing Strategy.

4.5.2 Methodology

Participants for the focus group were sourced using data obtained from a market-research
company, in order to target specific population groups. This data segmented the population
of Greater Shepparton into a number groups based on similar socio-economic and value
systems. The segmentation of the population into these groups for Greater Shepparton is
shown in Table 33.

TABLE 33: Roy Morgan Segment Groups

Segment Group Shepparton Victoria
percent of total pop'n percent of total pop'n
Traditienal Farnily Life 22.9% 19.6%
Converitional Family Life . 16.6% . 10.3%
Wizible Achievemant . 14.8% 17.7%
Lok At e’ . 12.2% 10.9%
"Socially Awara' . 11.2% . 16.9%
“Young Cptimism’ . T.2% 5.6%
'Real Consarvatism’ . 5.9% 4.9%
'Basic Mesds' . 4.3% . 28%
‘Soreathing Battar' . 33% . B.7%
‘Fairer Deal’ 25% 3.9%
Scurce: Fioy Margan Dats Seta

The Focus Group and subsequent interviews were held on 10am - 11.30am, Saturday 17"
November 2007 at the Goulburn Valley Hotel, Shepparton. Individual discussions and
interviews were also held at “Aquamoves”, Shepparton’s recreation centre, on the afternoon
of Saturday 17" November 2007. Completed workbooks were received from 3 additional
participants who were referred from original participants.

The profile of the Focus Group’s fourteen participants along with additional information
regarding the methodology and a detailed transcription of the process can be found in
Appendix | of this report.
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The scoring scale used to rate the importance of issues in the Focus Group is shown in Table
34:

5 Very important to me
4 . Importart to me

3 . Meutral

2 . Somewhat Important
1 . Mot at all important

4.5.3 Focus-Group Outcomes
The main themes discussed in the Focus Group were:

Housing styles;

Housing affordability;

Choosing new accommodation;
The environment; and
Development Strategies;

e o o o o

The following section discusses the key points made through the course of the group
discussion.

Housing Styles

When asked what type of housing or features they find desirable the majority of participants
answered:

Solid country styled homes with ‘character’;

Blocks that are large enough for children to play on and house a garden shed;
Blocks that are not too close together (degree of privacy and space);

Low maintenance gardens; and

Diverse housing for different generations.

e o o o o

Opinions on Housing Styles

During the focus group or separate interviews, participants were asked to “score” their
response to a series of statements on a five point scale. The statements and the scoring
scale are shown in Table 35.

TABLE 25: Pocus Group - Opinions on Housing Styles

Average Score The style of housing I like the most is...
4.4 Country Homestaad or large rural houses with a country look and fesl with big verandas and sheds.
4.0 l Mo Fuss simpler, solid accormodation that is affordable, furctional and serves its purposs,
34 . Rasart Stylad sharad housing or assisted living in estates for retirees
25 . Slick City Style stylad housas with modam architacture and vouga fittings.
18 . Groovy or funky apartmants or multi level living in the city, srmaller in size but full of designer attitude.
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Ideas and Comments on Housing Styles
The following comments are a direct transcript from the participant’s workbook entries.”
1. Diversity in housing styles is important:

o  With our cultural diversity and mix of ages, there is need for a mix of houses;

o Due to our multi cultural and diversity, we need a variety of homes - However there
needs to be room for the children to move and play around home, rather than go to a
park down the street;

o Diversity of styles, and affordable renting options for families and young people; and

e What about student accommodation?

e To nominate one single type of housing would not be possible because of the variety
of socio-economic groups of people. There are the “yuppies” who like to keep up with
the “Joneses” and there are the modest family oriented people who favour the
uncomplicated lifestyle;

e [ don't like the multi level living idea, but | agree that probably more resort styled living
is required for the elderly due to the aging population; and

e Because of the many groups such as aged, ethnic, incomes, poor, varying sized
families, personal preferences etc there needs to be a great variety of households in
Shepparton.

2. We prefer them country styled:

e | like them modern and comfortable;

e Houses should be easy maintenance, low gardens, large blocks for children and
storage space;

e They need to be solid;

e Housing needs to be diverse, solid, affordable and on good sized blocks; and

o Diversity of housing types taking into consideration — good solid housing, veranda’s,
larger blocks and ability to see our environment (not just the back fence).

e Country Homesteads are OK for out of town living, but not in Shepparton.

3. Make all houses suitable for our climate:
e |tis very hot in Shepparton;

e We need cool homes with higher ceilings and veranda’s; and
e They need to be energy efficient and low maintenance gardens and buildings.

' Minor grammatical and editorial changes have been made to assist in reading. The headings are the invention of
the authors.
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Housing Affordability

Participants were asked to comment on housing affordability in Shepparton. The discussion
covered a number of issues though the main points were:

e Young people are under pressure to extend themselves early;

e Young people are starting out with too much — what about purchasing a solid house
and adding to suit need?

e Council should publicise and develop areas outside of Shepparton — as long as the
infrastructure has been provided;
Cost of land and stamp duty is rising rapidly;

e First Home Owners Grant just covers the stamp duty; and

o Consensus that there is a good mix of housing in Shepparton however, location and
expectations must be managed.

“Too many young people are committing themselves, which is fine if you have capital
appreciation, but it must be viable’.

“The people selling the homes are not the people giving out the loans”, and “Housing
affordability is also linked to investors who are purchasing property with higher rental returns.
What does this do to the market? It forces rental prices up for low income earners”.

Opinions on Housing Affordability
During the focus group or separate interviews, participants were asked to “score” their

response to a series of statements on a five point scale. The statements and the scoring
scale are shown in Table 36.

TABLE 36: Focus Group - Opinions on Housing Affordability

Average Score Staternents about housing affordability
45 “Paople expect too much and extand themsalves too carky”
4.4 . “Govemmeant taxes and charges are too high™
35 . “Councils are holding up developments™
33 . “Builders and developars are making too much profit”™
33 l “The cost of material and labour ara rising fast”
31 “Thera is nothing really anyons local can do as the real problam is taxation, interest rates and the price of patrol™
2.7 “Thera are not enough houses on the market to buy and pricas are forced up”

Ideas and Comments on Housing Affordability
The following comments are a direct transcript from the participant’s workbook entries.”
1. Providing more land:

Provide more rezoned land;

Rezone more land in surrounding villages and promote more property that is
appropriate to lower income families;

Land made more affordable, council to be more helpful, not keeping people waiting;
Cost of land is too high;

Councils stop holding up development of land close to Shepparton town; and

Give the market more choice.

2 Minor grammatical and editorial changes have been made to assist in reading. The headings are the invention of
the authors.
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Reducing the price and development burden:

Making good rentable property available for reasonable rent;

Encourage first home buyers from over commitment;

Lower our expectation from mansions to adequate houses - a home depends on
human input;

Council and Government regulations and red tape add to building costs;
Government charges need to be looked at e.g. stamp duty;

Educate new home buyers to buy the house that they can afford in the first place and
to start saving at an early age; and that they can’t have everything first up;

We need to lower the interest rates and perhaps increase the first home buyers
scheme (24 year old);

Some young buyers today want to start off where their parents finished up — i.e. with
all the electronic gadgetry that is available. They get themselves into debt rather than
wait until they can afford it;

Real estate agent and conveyance fees could possibly be reviewed and maybe give
a better deal;

Reduce the overall tax breaks for greed baby boomers and redistribute the same
“benefits” to the whole community through health and education; and

Increase first home buyers grants.

Help with access to the market:

Lower the prices;

An allowance for cheaper homes to be developed in areas to enable lower income
households to move into ownership without over commitment;

People should start at the lower end of the market and gradually work up and not
expect to start with their dream home.

Local solutions should not be overlooked; and

Council rates could be reduced for the first 12 months after a new house is purchased
for home owners (living in their own home) who have a healthcare card, The Council
rates should be reduced — in the same way they are for those on a pension.

Choosing New Accommodation

Responses to questions regarding community and how to build new communities included:

e Quiet tree lined street;
e Easy access to other facilities and areas;
e Security;
e More functional homes;
e Environmental issues are of increasing importance - sustainability; and
e Blocks with enough space for children to play.
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Opinions on Choosing New Accommodation
During the focus group or separate interviews, participants were asked to “score” their

response to a series of statements on a five point scale. The statements and the scoring
scale are shown in Table 37.

TABLE 37: Pocus Group - Opinions on Choosing New Accommeodation

Average Score Statemnent about choosing a new place to live
45 The reputation for safety and security in the neighbourhood
43 The size of the block
432 The environmental initiatives of the estate or subdivision
36 The reputation and “brand” of tha builder or develapear
ak Quality and size of footpaths and roads
34 . Baing near to family or friends
31 . Baing close to community sarvicas and public transport
28 Baing close to shopping cantras
29 . Being close to my work
29 Having "paopla like mea” in tha neighbourheod

Ideas and Comments on Creating New Neighbourhoods
The following comments are a direct transcript from the participant’s workbook entries.’
1. Providing more space to move with a great natural environment:

Trees, friendly and sunshine;

Lots and lots of trees for shade, appearance and the environment;

Public space and better trees;

Something to attract people here from other areas;

Well maintained, more recreation for kids and free community facilities;

More community areas to build community;

Area for people to walk, bit of breathing space between houses, although retired
people are happy to have closer living due to lesser maintenance — | personally don’t
like close living;

e Allow open space in new housing developments; and

e Adequate open space, parks playgrounds and public facilities.

2. Making neighbourhoods safe and friendly:

Better street lighting for safety;

Shepparton has many different cultures — do they mix well?;

Slowing down traffic;

Make sure that road alignment layout in the subdivisions is interesting but not so

much that road intersections will cause accidents;

o Room for children to play with quiet, trees and a friendly place that is clean and tidy;
and

e More space, larger blocks that are more affordable.

3. Ensuring services are provided locally and in time to use:

e Services put in before people move in rather than years later;
e Stop the city sprawl scar that is spreading across Victoria;
e Make new neighbourhoods with more of a central focus; and

® Minor grammatical and editorial changes have been made to assist in reading. The headings are the invention of
the authors.
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e Maybe low income earners need to have an involvement in answering these
questions. A variety of estates to provide affordable with a pleasant environment.

4. Getting transport options right :

o Why don’t they have smaller buses for public transport?

e Cluster housing like Canada;

o Make sure that new neighbourhood has adequate roadwork infrastructure from the
estate — some are so narrow and only have one footpath

e Public transport to be planned in conjunction with new estates; and

o Maybe public transport could be more like taxis — subsidised

The Environment

Environmental issues seemed to be of increasing importance to the focus group. Environment
was interpreted in a number of ways including the community or social environment as well as
the physical environment.

e Shepparton begun as a solar city, it should be utilising solar panels for water and
energy;

o Utilise flood plains as open spaces;

e Some areas should be set aside for wetlands; and

o Home owners need to know more about the benefits of environmentally sustainable
homes.

Opinions on the Environment
During the focus group or separate interviews, participants were asked to “score” their

response to a series of statements on a five point scale. The statements and the scoring
scale are shown in Table 38.

TABLE 38: Pocus Group - Opinions on the Environment

Average Score Statement about the envirenment
45 “I would be willing to pay up to 5% mora for 2 house that is more envirenmentally sustainabla”
4.1 “Muore should be done to address dimate changa™
39 “| consider mysalf an environmentalist”
33 I would be willing to pay over & % mare for a house that is mere emvironmentally sustainable”
32 “I hava done all | can to minimise my impact on the anvironmeant”
30 “I would expect to pay no more for a house that is more environmentally sustainable™
2.1 *Council iz doing enough about tha ervironment”
18 The Shepparton floodplains could be built on if done carafully”

Ideas and Comments on the Environment

The following comments are a direct transcript from the participant’s workbook entries. Minor
grammatical and editorial changes have been made to assist in reading. The headings are
the invention of the authors.

1. Mandating that all new houses and developments are “green”:

e Planning all homes with environmentally sensitive features;

e A lot more can be done at no cost, but | am prepared to pay more for what is needed;

e Rainwater tanks should be compulsory (maybe subsidised by Government) as this is
our future;

e Planning new estates with open space for children and planning the whole are
enhancing the floodplains with planting of native forest;
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