




Information on Gilgandra Housing Market
INTRODUCTION

This information on Gilgandra 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 2006 and 2001 Census, Centrelink, Rental Bond Board data, Valuer General’s data and Housing NSW’s asset database.  For analysis purposes, Housing NSW’s Housing Market Strategy groups Gilgandra LGA as part of the North West NSW housing market together with Bogan, Bourke, Brewarrina, Cobar, Coonamble, Dubbo, Narromine, Walgett, Warren, Warrumbungle and Wellington local government areas.  These market groups have been identified largely on the basis of shared geographical, demographic, and socio-economic characteristics.  A number of councils amalgamated to form the new Warrumbungle local government area between 2001 and 2006.
In addition to this analysis are Explanatory Notes that elaborate on the information included in the housing market analysis.  The Explanatory Notes discuss housing stress, adequacy and appropriateness of affordable housing stock, housing diversity as well as what can be done about these issues, broader housing market trends, plus where to look for more information.  They also provide information on housing tenure, homelessness, housing issues in non-metropolitan NSW, caravan park accommodation and residents, the housing needs of older people and of younger people, key workers, indigenous housing and social impact assessment amongst other issues, along with some ideas on what can be done about these at a local level.

HOUSING MARKET

A Glance at the Market

At the 2006 Census, Gilgandra had a population of 4,522, down by -4.2% from 4,712 in 2001.  Gilgandra had a total of 1,723 occupied private dwellings (down marginally by 0.9% from 1,739 in 2001), giving an average occupancy rate of 2.62 persons per dwelling (down from 2.71 in 2001).  This occupancy rate is above the average for non-metropolitan NSW (excluding the Greater Metropolitan Region or GMR) of 2.53 (down from 2.62 at the 2001 Census).  The occupancy rate in Gilgandra at 2006 is towards the middle range of occupancy rates among neighbouring LGA’s in the North West NSW housing market, which vary from 2.26 persons per dwelling in Walgett to 3.14 in Brewarrina. 

Indigenous Population
The Indigenous population in Gilgandra is 567 (up by 20.5% from 451 in 2001 at a time when the total population declined by -4.2%).  Indigenous people now represent 12.5% of the total population in Gilgandra.  This compares with 4.7% on average for non-metropolitan NSW (excluding the GMR).  Neighbouring LGA’s in the North West housing market have indigenous populations ranging from 10.5% in Cobar to 59.5% in Brewarrina, so Gilgandra is near the bottom of the range in this housing market.  Across Australia the indigenous population is growing at three times the national average.  Between 2001 and 2006 across Australia the indigenous population grew by 11%
.  Part of the growth in regional centres is due to a drift into urban areas and part due to the extremely high birth rate.

Housing Diversity

At the 2006 Census, 0.2% of dwellings in Gilgandra had no bedroom (bedsits), 2.7% had one bedroom, 16.5% had two bedrooms, 43.6% had three bedrooms and 33.3% had four (with 3.7% not stated).  This means that at least 76.9% of dwellings in Gilgandra had three or more bedrooms.  
Separate houses are the predominant dwelling type in Gilgandra, comprising 95% of all dwellings (with over 79% of these having 3 or more bedrooms). This is followed by flats with 2.7%, semi-detached, row or terraces making up approximately 0.4%, and 1.8% of ‘other’ dwelling types. Zero (0%) dwelling types were not stated. 

The overwhelming predominance of larger bedroom stock 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.  

Private Rental Market
General

The private rental market represents 13.45% of all occupied private dwellings in Gilgandra LGA, compared to an average of 17.3% in non-metropolitan NSW and 21.9% for the Greater Metropolitan Region.  Gilgandra has a marginally higher proportion of private rental stock in 2006 than at the 2001 Census (11.7%), representing an increase of 28 dwellings between 2001 and 2006.  The proportion of private rental stock in Gilgandra is in the middle of the range in neighbouring local government areas (from 6.4% in Brewarrina to 19.7% in Dubbo), with the majority of LGA’s in this housing market experiencing a loss of rental stock between 2001 and 2006 (Bogan, Bourke, Cobar, Coonamble, Narromine, Walgett and Warren– each of these local government areas lost population between 2001 and 2006 also).  Coastal areas of NSW and major regional centres tend to have a higher proportion of private rental stock than less intensively populated rural and regional areas (for example Coffs Harbour has 21.6% of its stock in private rental, Queanbeyan 21.5%, Broken Hill has 10.6% and Cooma-Monaro 15.4%).  

It should be noted that the proportion of properties in the private rental market across non-metropolitan NSW declined marginally between the 2001 and 2006 Census – from 17.5% in 2001 to 17.3% in 2006 and a significant number of non metropolitan LGA’s actually experienced a decline in the number of private rental dwellings.  Over the same period the total number of dwellings in non-metropolitan NSW increased by 4.7%.  The decline of private rental stock is more marked in inland rural areas, often where the private rental market is already a relatively small proportion of the total stock.   While this might be expected in areas which lost population, such as Moree Plains, loss of private rental stock has occurred in areas with population growth such as Griffith, Lismore and Clarence Valley.  Gilgandra is also unusual in that there has been a loss of both population and occupied dwelling stock, yet there has been an increase in the number and proportion of properties that are privately rented.  The loss of long term rental properties was also identified by the National Sea Change Taskforce at August 2007 as a major issue for sea change communities.  The loss of private rental stock is an issue because it reduces housing options, particularly for lower income earners.

When assessing the adequacy of supply of affordable rental housing, it should be noted that lower cost stock is often occupied by moderate and higher income households which are able to compete favourably with lower income households, particularly in a tight rental market.  A “Low Cost Rental Study” by Judith Yates and Margaret Reynolds
 for the Australian Housing and Urban Research Institute dated October 2003 found that across NSW only 60% of low rent dwellings were available for low income households (p8).  
A recent update of that paper, “Australia’s private rental market: changes (2001-2006) in the supply of, and demand for, low rent dwellings” by Maryann Wulff, A Dharmalingan, Margaret Reynolds and Judith Yates notes that across Australia

“utilisation of low rent stock by higher income households leaves only one affordable and available dwelling for every five low-income households.

Also

“The decline in low rent stock was greater in non-metropolitan than in metropolitan areas. Non-metropolitan regions lost a total of 67,000 rental dwellings in the low rent segments compared with a loss of 59,000 in same segments in metropolitan regions.” (p1) 

People in Housing Stress

Using 2006 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 and therefore will be in housing stress.  Gilgandra has 261 residents receiving Commonwealth Rent Assistance (CRA) and of those, around 16.5% are in housing stress.  Single person households are by far the largest group in housing stress in the private rental market in Gilgandra, comprising 91% of all households in receipt of CRA and in stress.  This data indicates that while in the majority of cases CRA is sufficient income support to ensure low income earners are not in housing stress, the private rental market in Gilgandra is not catering well to the needs of smaller households in particular. 
This is impacting on young people in Gilgandra, with 41.9% in receipt of CRA and in stress being under the age of 25.This is further emphasised by 34.9% in receipt of CRA and in stress being on youth allowance and 25.6% on new start allowance. More information about housing stress and about the housing needs of older people and young people is included in the Explanatory Notes.  

From the 2006 Census, 31.1% of all low
 and moderate
 income households renting in the private rental market in Gilgandra are in housing stress.  This is a decrease from 40.9% in the 2001 Census and is lower than the 50% of low and moderate income earners in stress on average for non-metropolitan NSW (excluding the GMR).  This compares with a range within this housing market, from 28% in Coonamble to 60% in Brewarrina (with the next highest being Dubbo and Wellington at 40%). 

Caravan Parks
According to the 2001 Census, there were a small number of households living permanently in caravan accommodation in Gilgandra. Of these households all are receiving Commonwealth Rent Assistance (CRA).  Centrelink data from 2006 also shows a small number of households living in caravans and in receipt of income support.  This suggests that caravans are providing affordable housing for lower income earners, whose needs may not be met in the private rental market. 
Caravan Park accommodation provides a housing choice to people with limited housing options. Caravan parks provide housing to people who may not have the references to access housing in the private rental market, who may not be able to afford anything else or who need flexibility. The closure of caravan park accommodation or conversion to tourist sites reduces the housing options available for people on low incomes. Given the decline in the number of caravan parks across NSW, when a caravan park is redeveloped or there is a switch from long term to short term sites, residents are at risk of homelessness. The ABS regards marginal residents of caravan parks (those who rent the van and have no employment or other address) as part of the homeless population, as the attached explanatory notes explain.  Additional information about caravan park accommodation and residents is included in the Explanatory Notes.  

Hillier, Fisher and Tonts in their 2002 AHURI report “Rural housing, regional development and policy integration: an evaluation of alternative policy responses to regional disadvantage”  point out from their case studies that itinerant workers often have to live in hotels and caravan parks because of a shortage of appropriate and affordable rental accommodation.

Rental Affordability 
At December 2009 the average proportion of affordable rental housing that is theoretically affordable
 for people at 80% of median income
 in Gilgandra was 100%, well above the average for non-metropolitan NSW of 61.4%.  The proportion of affordable rental in Gilgandra is significantly above that of neighbouring Dubbo (74.6%), Narromine (80.2%) and more comparable to Bogan (92.7%), Cobar (86.6%), Coonamble (88.2%), Walgett (97.4%), Warrumbungle (97.6%) and Wellington (96.5%).
When assessing the adequacy of supply of affordable rental housing, it should be noted that lower cost stock is often occupied by moderate and higher income households which are able to compete favourably with lower income households, particularly in a tight rental market.  A “Low Cost Rental Study” by Judith Yates and Margaret Reynolds
 for the Australian Housing and Urban Research Institute dated October 2003 found that across NSW only 60% of low rent dwellings were available for low income households (p8).  
A recent update of that paper, “Australia’s private rental market:  changes (2001-2006) in the supply of, and demand for, low rent dwellings” by Maryann Wulff, A Dharmalingan, Margaret Reynolds and Judith Yates notes that across Australia

“utilisation of low rent stock by higher income households leaves only one affordable and available dwelling for every five low-income households.

Also

“The decline in low rent stock was greater in non-metropolitan than in metropolitan areas. Non-metropolitan regions lost a total of 67,000 rental dwellings in the low rent segments compared with a loss of 59,000 in same segments in metropolitan regions.” (p1) 

The chart below shows the difference in median rental levels between Gilgandra, Bogan, Coonamble, Dubbo, Narromine Walgett, Warrumbungle and Wellington LGA’s over the period from March 2004 to June 2010.  Rental levels rose relatively slowly over this period, with some seasonal variation in rents in most LGA’s, particularly in Narromine and Walgett LGAs. Gilgandra Experienced seasonal variation with low points focused around the December quarter of each year. 
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At June 2010, the median rent in Gilgandra for bedsit or one bedroom dwellings (all dwellings, units and houses) was unavailable due to low number of rental bonds lodged, for two bedroom dwellings was $130 per week (stable), for three bedroom dwellings was $155 per week (stable) and for four or more bedrooms was unavailable due to low number of rental bonds lodged.  Generally Gilgandra’s rents are well below the average for non-metropolitan NSW.  Several LGA’s had such small private rental markets with so few bonds lodged over the quarter that it was not possible to calculate median rents or annual price movement.  In the GMR and some parts of non-metropolitan NSW rental levels have soared over the last couple of years (with very tight vacancy rates).  Gilgandra’s rents remained stable over the last 12 months as would be expected of an LGA experiencing continued slight population loss.
Median rents for all dwellings (houses and units) in North West NSW housing market, June 2010. The annual change is in brackets.

	LGA
	One bedroom dwelling
	Two bedroom
	Three bedroom
	Four + bedroom

	Bogan
	-
	-
	$170
	$168

	Bourke
	-
	-
	-
	-

	Brewarrina
	-
	-
	-
	-

	Cobar
	-
	$140 
	$195 
	$260 

	Coonamble
	-
	$140
	$163
	-

	Dubbo
	$150
	$170 (-2.9%)
	$250 (4.2%)
	$320 (3.2%)

	Gilgandra
	-
	$130
	$155 
	-

	Narromine
	-
	-
	$180
	-

	Walgett
	-
	$160 
	-
	-

	Warren
	-
	-
	-
	-

	Warrumbungle
	-
	$130
	$165
	-

	Wellington
	-
	$155 
	$170 (2.9%)
	$190

	Non-metro NSW
	$150 (7.1%)
	$200 (5.3%)
	$270 (8.0%)
	$350 (9.4%)


Note: (-) indicates insufficient bonds lodged in the quarter to reliably calculate median rent.

According to the Real Estate Institute of NSW the vacancy rate in the Orana region of NSW was 1.7% in August 2010, indicating there is a tight rental market in the region.  

The figure below gives a picture of the change in median rents in NSW and Sydney between June 2006 and June 2010.  During this period the GMR and non-Metropolitan rental market experienced strong, sustained growth this is in contrast to the fluctuating median sales price.
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Private Purchase

At December 2009, the proportion of dwellings affordable for purchase to households at 80% of median income
 was 74.3% in Gilgandra (compared to an average of 23.6% in non-metropolitan NSW at December 2009) and up from 65.6% 12 months prior in December 2008.  Purchase affordability in Gilgandra is above the average for non-metropolitan NSW.  The proportion available for affordable purchase in the North West housing market at December 2009 ranged from 26.9% in Dubbo to 92.7% in Coonamble.  Gilgandra is at the middle of the range for affordability in the North West NSW Housing Market.
From the 2006 Census, the proportion of low and moderate income households in Gilgandra who are purchasing and are in housing stress is 32.2%.  This represented an decrease of 2.2% in low and moderate income purchasers in mortgage stress in Gilgandra between 2001 and 2006.  Gilgandra has a marginally lower proportion of low and moderate income households purchasing and in housing stress than the average for non-metropolitan NSW (43%) and is close to the middle of the range compared with other LGA’s in North West NSW, which vary from 20% in Coonamble to 41% in Warren.  

The chart below shows the median purchase price for Gilgandra, Bogan, Bourke, Cobar, Coonamble, Dubbo, Narromine, Walgett, Warren, Warrumbungle and Wellington LGA’s over the period from March 2004 to March 2010. Many LGA’s in the North West housing market exhibit strong seasonal variation in purchase price.  Over this period Dubbo had the highest median purchase price. Gilgandra experienced slow, fluctuating growth over this period .
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At March 2010 the median purchase price for Gilgandra was $135,000 (stable over the last 12 months), while in the rest of the North West NSW housing market, the median purchase price ranged between $65,000 in Coonamble to $250,000 in Dubbo. The median purchase price in Gilgandra is significantly lower than the average for non-metropolitan NSW of $309,000 but is average amongst the rest of the North West housing market.  Most LGA’s in the North West housing market had insufficient sales to calculate price movement over the last 12 months. Dubbo is clearly the largest and strongest market in the region and continues to experience steady levels of growth. Dubbo has a much higher purchase price than other North Western NSW LGA’s and doesn’t experience the extreme fluctuations of many other LGA’s in the area.
The median dwelling prices for the North West NSW housing market at December 2009 are in the table below. 
	LGA
	Median Dwelling Price
	Annual Change

	Bogan
	$128,000
	N/A

	Bourke
	$103,000
	N/A

	Brewarrina
	-
	

	Cobar
	$218,000
	N/A

	Coonamble
	$65,000
	N/A

	Dubbo
	$250,000
	8%

	Gilgandra
	$135,000
	N/A

	Narromine
	$164,000
	-9.2%

	Walgett
	$138,000
	68.3%

	Warren
	$129,000
	N/A

	Warrumbungle
	$165,000
	N/A

	Wellington
	$142,000
	-2.3%

	Non-metro NSW
	$309,000
	16.1%


The trends in median sales price for houses and units for Sydney and NSW from March 2006 to March 2010 are depicted in the figure below.
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Social Housing

At December 2009 there were around 64 social housing dwellings in Gilgandra, with 43 public housing dwellings, 14 Aboriginal Housing Office dwellings and around 7 community housing properties.  At the 2006 Census, public housing represented 4% of all housing in Gilgandra, compared to an average of 3.5% in non-metropolitan NSW.

At December 2009, public housing tenants (household heads) in Gilgandra are predominantly in the 25-54 age group (64% compared with 52.7% on average for non-metropolitan NSW), with single person households accounting for 36% of tenants (compared with 46.6% on average in public housing in non-metropolitan NSW), followed by single parents (34% compared with 21.8% generally in non-metro NSW).  Gilgandra has a significantly higher proportion of Parenting Payment benefit recipients in public housing (36.0% household heads) compared with the average in public housing in non-metropolitan NSW (17.4%). There are also higher than average Youth Allowance recipients (2% of household heads compared to 0.4% in non-metro NSW). There is a very high portion of Single parents living in public housing in Gilgandra with associated housing needs.
KEY ISSUES
In Gilgandra LGA, key housing issues for the community include:

· Strong and rapidly growing indigenous community.  One issue is the very young age of the indigenous population compared to the very old age composition of the rest of the population.  All levels of government need to work together on indigenous issues, including the housing needs of indigenous people in Gilgandra.

· Gilgandra’s close proximity to Dubbo is impacting negatively on its population. People are choosing to live in large regional centres across NSW for their amenities and services, in turn many smaller towns and centres are experiencing substantial population decline. This presents a particular challenge for small towns such as Gilgandra, which need to think of innovative ways to attract new residents and take advantage of the affordable housing market and the relaxed lifestyle on offer. 
· There is insufficient housing diversity, particularly smaller bedroom stock to meet the needs of the community, but also with the rapidly growing indigenous population, there may be a need for more homes with a larger number of bedrooms.   With at least 79% of all dwellings being three or four bedrooms in Gilgandra yet 91% of all CRA recipients in housing stress being single person households, this suggests a lack of smaller affordable dwellings in the private rental market.  To improve housing diversity:

· Accessory dwellings or granny flats are an easy way of creating more affordable rental housing which would be suitable for both younger and older residents.  Where lot sizes are large accessory dwellings could be encouraged to provide more affordable rental accommodation suitable for both younger and older residents. Information on accessory dwellings is included in the Explanatory Notes. 
· New more self contained boarding house style development may also assist in meeting the needs of lower income earning single people in the private rental market.  The Explanatory notes provide more information on boarding houses and on the trend to more self-contained accommodation.  This kind of accommodation is used by key workers and seasonal workers. In Harden local government area a 90 bed backpacker hostel was developed which caters to seasonal workers. Information on new more self-contained boarding house style accommodation is included in the Explanatory Notes.  

· There are significant proportions of young people and Aged Pensioners in receipt of CRA and in stress in the private rental market in Gilgandra.  For younger people, more affordable housing and greater diversity of housing stock, particularly accessory dwellings and new more self-contained boarding house style accommodation would assist in meeting some of this demand.  The attached Explanatory Notes point out that because of their stage in life and trends in education and employment, young people tend to have low incomes.   
· For older residents, 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 residents.  Ensuring that there is sufficient adaptable housing to allow older residents to age in place is also important.  

· Hillier, Fisher and Tonts in their 2002 AHURI report “Rural housing, regional development and policy integration: an evaluation of alternative policy responses to regional disadvantage” note that “the affordability and availability of appropriate housing contributes to regional economic and social development in small rural communities: if such communities do not have a suitable housing infrastructure, arresting population decline and promoting economic growth become problematic. (p2)”.  Hillier et al. point out that the availability of rental accommodation is often low and consequently economic growth may be threatened. Further, much of the rental accommodation tends to be older style housing and is often not suited to the needs of residents.  They note from their case studies that itinerant workers often have to live in hotels and caravan parks because of a shortage of appropriate and affordable rental accommodation.  Further information on non-metropolitan housing issues is available in the Explanatory notes/fact sheets.  Boarding houses and accessory dwellings by their nature tend to rental accommodation.  Therefore efforts to encourage these dwelling types may assist in boosting the rental stock and meeting the needs of the local community, including seasonal and key workers.
(More information on what can be done about these issues is included in the Explanatory Notes.  There is a specific section on housing issues in Rural and Regional areas.)
� http:/www.smh.comau/news/national/caught-out-by-an-ruban-time-bomb/2008/03/10/120…


� Yates, Judith and Reynolds, Margaret; “Low Cost Rental Study” for the Australian Housing and Urban Research Institute, October 2003


� "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.





� Based on 30% of income


� Estimated based on non-metropolitan NSW weekly household income (Census 2006) and Average Weekly Earning index published by ABS. NSW income is used as proxy for non-metropolitan NSW


� Yates, Judith and Reynolds, Margaret; “Low Cost Rental Study” for the Australian Housing and Urban Research Institute, October 2003


� Based on 30% of income 





