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Information on Young Housing Market
INTRODUCTION 
This information on Young Housing Market examines the affordability, adequacy and appropriateness of housing to meet the needs of the local community, with a particular focus on low and moderate income earners who may be in housing need.  The term ‘affordable housing’ applies to housing that is appropriate to the needs of a household and within their means to pay for it. 

Data for this housing market analysis has been drawn from the Australian Bureau of Statistics 2001 and 2006 Census, Centrelink, Rental Bond Board data, Valuer General’s data and Housing NSW’s asset database. For analysis purposes, Housing NSW groups the Young LGA as part of the Murrumbidgee market together with Bland, Carrathool, Coolamon, Cootamundra, Gundagai, Hay, Junee, Lockhart, Narrandera, Tumut, Murrumbidgee and Wagga. These market groups have been identified largely on the basis of shared geographical, demographic, and socio-economic characteristics. 

Attached to this analysis are a number of explanatory notes and fact sheets that elaborate on the information included in the housing market analysis.  The explanatory notes discuss housing stress, adequacy of affordable housing stock, housing diversity as well as what can be done about these issues.  The fact sheets provide information on boarding house accommodation and residents, caravan park accommodation and residents, the housing needs of older people, homelessness and indigenous housing, with some ideas on what can be done about these issues at a local level.

HOUSING MARKET

A Glance at the Market

At the 2006 Census, Young had a population of 11, 984 (up by 5.7% from 11,300 in 2001).  Young had a total of 4,573 occupied dwellings at the 2006 Census, (up by 5.53% from 4,320 in 2001) giving an average occupancy rate of 2.62 persons per dwelling. This occupancy rate is slightly above the average for the rest of NSW of 2.53 persons per household and is the middle of the range of occupancy rates of neighbouring LGA’s in the Murrumbidgee housing market, with Bland (2.53), Carrathool (2.45), Coolamon (2.69), Cootamundra (2.49), Gundagai (2.62), Hay (2.51), Junee (3.02), Lockhart (2.64), Murrumbidgee (2.62), Narrandera (2.51), Tumut (2.46) and Wagga (2.69). 

Private Rental Market

General

The private rental market represents 17.71% of all occupied private dwellings in Young (up from 17.38% in 2001) and compared to 18.4% for non-metropolitan NSW. The proportion of private rental stock in Young is a little higher than the average for non metropolitan NSW, and the highest within the Murrumbidgee housing market (with the exception of Wagga), Bland (10.98%), Carrathool (10.32%), Coolamon (8.62%), Cootamundra (11.48%), Gundagai (11.12%), Hay (16.05%), Junee (11.47%), Lockhart (8.64%), Narrandera (13.34%), Tumut (14.73%), Murrumbidgee (14.5%) and Wagga (20.76%).  Generally LGA’s with regional centres have higher proportions of private rental stock than other rural LGA’s.
People in Housing Stress

Using Centrelink data Housing NSW has calculated what proportion of people on low incomes in the private rental market and in receipt of Commonwealth Rent Assistance are paying more than 30% of their income as an indicator of housing stress. There are 602 residents receiving Commonwealth Rent Assistance (CRA) in Young, of which a little over 26.6% are in housing stress.  Single person households comprise by far the largest number of households in the private rental market, in receipt of CRA and in housing stress in Young, making up 75% and followed by single parents (12.5%).  This data indicates that the private rental market in Young is not catering adequately for the needs of lower income households in the private rental market and particularly smaller (single person) households.  This is impacting on older renters as well (with 22.9% in receipt of CRA and in housing stress on the Aged Pension) at a time when it is important for them to remain close to social and support networks, as well as a range of services. More information about housing stress and about the housing needs of the elderly is included in the attached explanatory notes.

From the 2006 Census, 39% of all low
 and moderate
 income households renting in the private rental market in Young are in housing stress.  This is below the average of 46% for non metropolitan areas of NSW, and is higher than most neighbouring LGA’s in the Murrumbidgee market, which range from 9% in Carrathool to 39% in Tumut. 

Boarding Houses

Boarding or rooming house accommodation has traditionally provided affordable private rental housing predominantly to single people on low incomes.  There are a range of models but essentially boarding houses provide individual bedrooms and some shared facilities.  More recent boarding house style developments tend to be more self-contained accommodation, with fewer shared facilities.  Providing more self contained accommodation makes boarding houses a more viable long term housing option and reduces the potential for tension and conflict in communal areas.  

Additional information about boarding house accommodation and residents is included in the attached fact sheet.  New boarding house development would assist in meeting some of the housing needs of single people on lower incomes currently struggling in the private rental market in Young.  Increasingly students and key workers are utilising boarding house accommodation, largely due to the comparatively affordable rentals. Boarding Houses would help accommodate for the influx of seasonal workers in Young that often compete for rental properties with lower to moderate income households in the community.
Caravan Parks
According to ABS data from the 2006 Census, there were 15 caravans in Young in which people were living permanently, while 2006 Centrelink data shows 11 people living in caravan accommodation in Young and in receipt of some income support (not all caravan residents are necessarily in receipt of income support).  Additional information about caravan park accommodation and residents is included in the attached fact sheet.  It raises questions about the long term suitability of this kind of accommodation for older residents, particularly frail aged, people with mobility problems and a range of disabilities.
Housing Diversity
At the 2006 Census, 0.5% of dwellings in Albury had no bedroom (bedsits), 2.6% had one bedroom, 17.3% had two bedrooms, 44.3% had three bedrooms and 32.8% had four (with 2.4% not stated). This means that at least 79.7% of dwellings in Young had three or more bedrooms. This is compared to 80.2% in Coolamon, 78.7% in Cootamundra, 79.5% in Gundagai, 80.9% in Murrumbidgee, 70.6% in Albury, 77.3% in Cowra, 77.6% in Temora and 78.9% in Harden. 
Separate houses are the predominant dwelling type in Young, comprising 89.1% of all dwellings, with units comprising 4.6% and attached housing (semi, row, terrace or town house) 5.3%. 
The overwhelming predominance of larger bedroom stock and separate dwellings indicates a lack of housing diversity.  Lack of diversity in housing configuration and type is a problem across NSW but is more acute in the outer ring local government areas of the GMR and in rural and coastal NSW. One and two bedroom stock are in demand within non metropolitan areas in NSW and often single person households have to rent larger homes, there is a need for more one bedroom stock in Young to meet current and likely future housing need.  See the attached explanatory notes for more information on housing diversity and further information and examples on how to achieve it.
Rental Affordability 
At June 2008 the average proportion of affordable rental housing in non metropolitan areas was 64.8%.  All the local government areas in the Murrumbidgee housing market had above the non metropolitan average affordable rental, with Young being one of the lowest LGA’s. However, it should be noted that not all affordable private rental housing is occupied by lower and moderate income earners, as the attached explanatory notes and fact sheets explain.  There are fewer bonds being obtained in the Murrumbidgee and whilst rent may be affordable theoretically it is a very tight market to enter into. There is a strong need for more rental properties within the Murrumbidgee and especially within Young.  Due to seasonal workers there is a high demand for rental properties, at least at certain times of the year and this can make it difficult to obtain an affordable rental property.

In June 2009, the latest data available, the median rent in Young for two bedroom dwellings was $170 per week (up by 6.3% in the last 12 months), for three bedrooms was $200 per week (0% change in the last twelve months) and for four and more bedrooms was $275 per week (up 10.0% in the last twelve months).  The rental market in the Murrumbidgee is tight and there are not many suitable properties available for smaller households.  There are limited reliable statistics available for some of the LGA’s in this market, however rental properties are becoming scarce. Wagga’s median rental prices were, $150 per week (one Bedroom) up by 15.4% in the last 12 months, $210 (two Bedrooms) up 23.5% in the last 12 months, $275 (three bedrooms) up by  1.9% in the last 12 months and $370 (four or more bedrooms) up 4.2% in the last 12 months.
The attached explanatory notes give additional information on broader housing trends in rental and home purchase in NSW.  In the last 12 months newly adjusted rents rose by an average of 13% in Sydney, more than at any time since 1990
.  Further increases are expected because of growing demand and insufficient supply.

The graph below shows the median rental prices for Young and other LGA’s in the Murrumbidgee housing market during the period of March 2004 and June 2009. Although there are seasonal variations, the majority of LGA’s have experienced consistent rises in median rental prices over this broader spectrum of time, which is shown below.

[image: image3.emf]
Private Purchase
At June 2008, the proportion of dwellings affordable for purchase to households at the 40th percentile of median income
 was 18.0% in Young (significantly lower than December 2007, 41.6%) and is slightly lower than the non metropolitan areas in NSW at 18.6%.  Clearly housing is becoming less affordable in Young and there can be a misconception that regional areas are not being affected by the tight housing market. The proportion available for affordable purchase in Young is significantly lower than the other Murrumbidgee housing market local government areas at June 2008 (with the exception of Wagga, with 8%), with Bland on 62.7%, Carrathool 92.9%, Coolamon 48.8%, Cootamundra 46.7%, Gundagai 36.4%, Hay 65.9%, Junee 46.7%, Lockhart 76.9%, Narrandera 63.2%, Tumut 28.6% and Murrumbidgee 38.5%. It should be noted that most LGA’s within the Murrumbidgee had experienced a decline in properties available for an affordable purchase for low to moderate income earners.
From the 2006 Census, the proportion of low and moderate income households in Young who are purchasing and are in housing stress is 35%.  This is an increase of 10% from the 2001 Census and is lower than the average of 43% for non metropolitan NSW.  All the LGA’s in the Murrumbidgee housing market have below non metropolitan proportion of low and moderate income purchasers in housing stress.  The proportion of low and moderate income households purchasing and in stress in Young is in the higher range of neighbouring LGA’s in the Murrumbidgee housing market (varying from 34% in Tumut and to 17% in Coolamon). 

The chart on the next page shows the median purchase price for Young and other LGA’s in the Murrumbidgee housing market over the period from March 2004 to March 2009.  The data indicates that there is an increase in housing prices, however during some of the quarters less than thirty properties were sold, which makes the median prices slightly skewed. There is a trend however those prices are increasing in non metropolitan areas in NSW.  Median purchase prices were highest in Tumut and Young and lowest in Hay and Lockhart over this period. Carrathool did not have enough purchases to provide quantifiable data.   Note the seasonal variation in median purchase price in Young (and many of the other LGA’s in this housing market).
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The median sales price for all dwellings (units and houses) in Young at March 2009 (the latest sales data available) was $223,000 (up by 16.1% in the last twelve months). Property values within the Murrumbidgee housing market have fluctuated between LGA’s in the last 12 months. Coolamon $189,000 (up 71.8%), Hay $166,000 (66.0%), Lockhart $139.000 (54.4%), Murrumbidgee $215,000 (65.4%) and Tumut $212,000 (0.5%%) all had increases in median purchase prices over the last 12 months. Whilst Wagga (0.0% change) and Bland $148,000 (-16.9%) had a decline in median purchase prices over the past 12 months. Young’s housing market has consistently risen over the last 3 years and the availability of affordable housing is declining consistently.
Social Housing

There are currently around 178 social housing dwellings in Young, with 174 public housing dwellings and 4 Aboriginal Housing Office dwellings. Public housing represents 3.89% of all housing in young which is below the average of 5.5% for non metropolitan areas in NSW. There  are a large proportion of single person households who live in public housing in Young (48.6%) and the second most common household in public housing in Young is single parents (27.2%.) The age characteristics of people living within public housing in Young are between 25-54 (48.6%) and over 55 (43.2%). There is a need for more one and two bedroom dwellings to accommodate single person households. 
Key Issues

In Young key housing issues for the community include:

· Vacancy rates are very low and tightening, rents are rising, demand is increasing and more people are in housing stress.  There are more lower and moderate income earners who are renting and in housing stress than low and moderate income earners who are purchasing and in housing stress in Young, in line with the trend nationally.  There is a need to increase the supply of rental accommodation and in particular to increase the supply of affordable rental housing.

· The need for more affordable housing for rental is evident on examining the number of people in the private rental market in receipt of CRA and in housing stress and the number of low and moderate income renters in housing stress in Young. In addition, the proportion of rental accommodation that is theoretically affordable for lower income earners in Young declined relatively significantly between December 2005 and June 2009 (the latest data available).  There is insufficient affordable private rental accommodation to meet the needs of the local community, particularly lower income earners. 
· There is a need for more one bedroom, studio and boarding house style accommodation to assist in meeting the needs of the community through different stages of the housing life cycle and particularly for young people and elderly people on lower incomes.  Boarding house style accommodation is increasingly occupied by students and key workers and new stock could assist in meeting some local need.  A key issue, as the attached fact sheet points out, is ensuring boarding house development is economically viable through appropriate zoning and permissible floor space ratios.  The majority of CRA recipients in housing stress in Young are single person households and the declining occupancy rate (smaller household size) is another indicator of the need for more one bedroom stock. This style of accommodation would prove very effective in accommodating seasonal workers, who place a strain on the rental market during the fruit picking season.   Harden LGA developed a boarding house or backpacker hostel for 90 people to deal with some of the demand for affordable rental from seasonal workers.  
· The fact that a significant proportion of CRA recipients in housing stress are in receipt of the Aged Pension indicates there is insufficient affordable accommodation for older residents – particularly rental accommodation.  Housing for older people needs to be well located in relation to services, facilities and transport as well as accessible for those with mobility problems.  More purpose built aged housing, or greater housing diversity, including accessory dwellings or granny flats, particularly targeted to lower income earners is required to meet the housing needs of older lower income Young residents.

· Whilst the housing market of the Murrumbidgee is very affordable in comparison to the GMR of Sydney, the decline in affordable housing is a worrying trend. There is a need to ensure that more mechanisms are developed to ensure that households with low to moderate incomes (particularly single persons) have the opportunity to find affordable housing. There is a strong demand for more one and two bedroom accommodation in Young and other LGA’s in the Murrumbidgee housing market. Developments that incorporate one and two bedroom dwellings should be encouraged to cater for the growing number of single person households.   

More information on what can be done about these issues is included in the attached explanatory notes and fact sheets.
� "Low income" households are those whose income is under 80% of the median household income.





� "Moderate income" households are those whose income is between 80% and 120% of the median household income.





� Ross Gittens, Sydney Morning Herald, February 20, 2008 “Rents will rise regardless of rates”


� Based on 30% of income 
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