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Information on Narrabri Housing Market
INTRODUCTION

This information on Narrabri 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 the Department of Housing’s asset database. For analysis purposes, the Department’s Housing Market Strategy groups Narrabri LGA as part of the Northern Tablelands market together with Guyra, Gwydir, Inverell, Walcha, Glen Innes Severn, Moree Plains, Tenterfield, Tamworth Regional, Armidale-Dumaresq, Gunnedah, Liverpool Plains and Uralla local government areas. These market groups have been identified largely on the basis of shared geographical, demographic, and socio-economic characteristics.  Boundary changes and council amalgamations mean that Tamworth now includes Manilla, part of Barraba, part of Nundle and part of Parry.  In addition Glen Innes and Severn are now one council, the new Gwydir Shire Council includes Bingara, Yallaroi and part of Barraba; and the new Liverpool Plains includes Quirindi, Murrurundi, part of Parry and boundary alterations with Nundle and Gunnedah.  

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 houses, caravan parks – 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, Narrabri local government area had a population of 13,119, down by 5.1% from 13,817 in 2001.  Narrabri had a total of 5,041 occupied private dwellings in 2006 (down by 2.7% from 5,183 in 2001), giving an average occupancy rate of 2.60 persons per dwelling (down from 2.67 in 2001).  This occupancy rate is above the average for non-metropolitan NSW of 2.53 (down from 2.62 at the 2001 Census) and is within the range of occupancy rates in neighbouring local government areas.  For example the occupancy rate in Armidale-Dumaresq is 2.70 persons per household (well down from 2.86 in 2001), in Moree Plains is 2.65 (down from 2.78 in 2001) and in Inverell is 2.55 (down from 2.57), while in the rest of the housing market occupancy rates vary from 2.41 in Tenterfield to 2.67 in Guyra.    

Indigenous Population
The indigenous population in Narrabri is 1,202 (up by 10.9% from 1,084 in 2001) representing 9.2% of the total population (up from 7.8% in 2001), compared with 4.7% on average for non-metropolitan NSW and 1.2% in the Greater Metropolitan Region at June 2006.  Neighbouring local government areas in the Northern Tablelands housing market have indigenous populations ranging from 2.5% in Gwydir to 19.4% in Moree Plains (so the proportion of indigenous residents in Narrabri is in the mid range of the North West 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 such as Dubbo, is due to a drift into urban areas and part due to the extremely high birth rate.
Private Rental Market

General

The private rental market represents 15.02% of all occupied private dwellings in Narrabri (down from 17.06% in 2001) and compared to an average of 17.3% in non-metropolitan NSW and 21.9% for the Greater Metropolitan Region at 2006. Within the Northern Tablelands housing market Armidale-Dumaresq has the highest proportion of private rental housing with 25.4% (not surprising given that Armidale is a university town with students coming from all over NSW and interstate to study there).  Otherwise the proportion of private rental stock in Narrabri is in the mid range of neighbouring local government areas in the housing market, which varies from 10.3% in Gwydir to 17.4% in Gunnedah.  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, Dubbo 19.7%, Albury 22.8%, Wagga Wagga 20.8%,  Orange 20.5%, while Broken Hill has 10.6%, Gundagai 11.2% and Cooma-Monaro 15.4%).

Most of the local government areas in the Northern Tablelands housing market had a lower proportion of private rental accommodation in 2006 compared with 2001.  Narrabri was one of a number of local government areas in this housing market which actually lost private rental accommodation between 2001 and 2006 (with 127 less private rental dwellings in Narrabri in 2006, along with Guyra, Gwydir, Walcha, Uralla and Tenterfield) while others like Tamworth (as well as Inverell and Armidale-Dumaresq) just had a lower proportion. 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.  Over the same period the total number of dwellings in non-metropolitan NSW increased by 4.7%.  The decline is more marked in inland rural areas, often where the private rental market is already a relatively small proportion of the total stock.  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.  There is additional information on rural housing issues in the attached fact sheet.
People in Housing Stress

Using 2006 Centrelink data the Department 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. Narrabri has 640 residents in receipt of Commonwealth Rent Assistance of which around 15% are in housing stress.  Single person households comprise the vast majority of those in stress in Narrabri, with 79%, followed by single parent households comprising 15% of all those in stress. This indicates that the private rental market is not catering adequately for low income single person households. This is at least partly due to insufficient housing diversity, particularly an inadequate supply of affordable private rental dwellings with one or two bedrooms to meet demand.   This is impacting on older and younger residents as well, with 20% of CRA recipients in housing stress being aged pensioners and 22% on youth allowance in Narrabri, at a time when it is important for older people 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, 38% of all low
 and moderate
 income households renting in the private rental market in Narrabri are in housing stress.  This is an increase of 5.7% from the 2001 Census.  While this is lower than the 50% of low and moderate income earners in stress on average for non-metropolitan NSW, it is still a significant number and proportion of low and moderate income earners in housing stress. The proportion in stress in Narrabri is growing at a faster rate than the average for non-metropolitan NSW.  Within the Northern Tablelands housing market the proportion in stress ranges from 24% in Walcha to 49% in Armidale-Dumaresq.  It should be noted that there are more low and moderate income renters in housing stress in Narrabri than there are low and moderate income purchasers in housing stress and this trend is true generally across Australia.

Caravan Parks
According to ABS data from the 2001 Census, there were 43 people living permanently in caravan accommodation in Narrabri, with 72% owning the van and renting the site and the remaining 28% renting both the van and the site.  According to Centrelink data at the time of the 2001 Census, there were 19 caravan park residents in Narrabri who were in receipt of a pension or benefit.  Centrelink data from 2001 also indicates that 90% of caravan residents in receipt of CRA in Narrabri were single person households. 

Centrelink data from 2006 indicates that in Narrabri there are 22 caravan residents in receipt of a pension or benefit.

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.  In addition, these residents are particularly vulnerable to homelessness if there is any redevelopment of caravan park accommodation or change from long term to short term sites.  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.

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 developments tend to be more self-contained accommodation, with fewer shared facilities.

Additional information about boarding house accommodation and residents is included in the attached fact sheet.  New boarding house development could assist in meeting some of the housing needs of single people on lower incomes currently struggling in the private rental market in Narrabri.  Harden local government area was able to address some of this demand (particularly from seasonal workers) through the development of a large (90 bed) backpackers hostel/boarding house.  However, this can be difficult to achieve in a market with declining population.

Housing Diversity

It is noted that at the 2001 Census, 12.3% of dwellings in the private rental market in Narrabri had one bedroom (compared to 8.3% in Armidale-Dumaresq, 7.3% in Moree Plains, 9.2% in Inverell and 5.0% in Gunnedah). Narrabri had 38.7% of private rental stock with two bedrooms giving a total of 51.0% with one or two bedrooms.  Narrabri had 49.0% with three or more bedrooms (compared to 52.3% in Armidale-Dumaresq, 50% in Moree Plains, 58.5% in Inverell and 59.6% in Gunnedah).  While Narrabri had at 2001 a higher proportion of one bedroom stock than the other local government areas in the Northern Tablelands housing market, there is still insufficient one and two bedroom stock to meet demand, given the number of single person lower income households in receipt of CRA and in stress in the private rental market.  

Rental Affordability 
The proportion of properties in Narrabri in the private rental market that is theoretically affordable
 to households on the 40th percentile of median income
 was 93.2% at June 2007.  At June 2007 the average proportion of affordable rental housing in the non-metropolitan NSW (excluding the GMR) was 70% and in the GMR was 39.5%.  So Narrabri is more affordable for rental than the average for non-metropolitan NSW.  This compares with a range of 75.9% in Tamworth to 97.1% in Walcha within the Northern Tablelands housing market. However, not all affordable private rental housing is occupied by lower and moderate income earners, as the attached explanatory notes and fact sheets explain.  The explanatory notes also give more detailed information about rental housing affordability.

The chart below shows the difference in median rental levels between Narrabri LGA and some of its neighbouring LGAs in the Northern Tablelands housing market – Armidale-Dumaresq, Gunnedah, Inverell, Moree Plains, Tamworth, Parry and Uralla - over the period from September 2002 to March 2006.  Tamworth had the highest rental levels in this market, with Armidale-Dumaresq and Parry being the next highest.  While overall rental levels increased over this period, many of these LGA’s show high seasonal variations in median rental levels but not in unison – that is different LGA’s peak and trough at different times.  


At March 2008 (the latest data available) median rents in Narrabri for two bedroom dwellings were $130 per week, up 8.3% in the last 12 months, while the median rent for a three bedroom dwelling was $200 per week.  In Tamworth rents for one bedroom dwellings were $125 per week (up 4.2% in the last 12 months), $175 for two bedrooms (up 2.9% in the last 12 months), $240 for three bedrooms (up 4.3% in the last 12 months) and four plus bedrooms were $295 (up 1.7% in the last 12 months).  Elsewhere in Northern Tablelands housing market, rents ranged from $125 for two bedrooms in Liverpool Plains to $170 in Armidale-Dumaresq, and for three bedrooms from $170 in Liverpool Plains to $240 in Armidale-Dumaresq.  Rental increases were highest in Gunnedah over the last 12 months, with a 10.7% increase in the median rent for two bedroom dwellings and 12.7% for three bedrooms.  
According to the Real Estate Institute of NSW the vacancy rate in the New England region of NSW is 3.7% at March 2008, up from 3.3% at January 2008.  

Private Purchase

At June 2007, the proportion of dwellings theoretically affordable for purchase to households at the 40th percentile of median income
 in Narrabri was 46.4% (compared to 18.8% in non-metropolitan NSW and 2.2% in the GMR).  Purchase affordability in Narrabri is well above the average for non-metropolitan NSW.  This compares to 16.2% in Tamworth Regional and 10.0% in Armidale-Dumaresq at the least affordable end of the range in the Northern Tablelands housing market and 65.6% in Guyra and 64.4% in Moree Plains at the more affordable end of the range.  

From the 2006 Census, the proportion of low and moderate income households in Narrabri who are purchasing and are in housing stress is 32%.  This is an increase of 3.0% from the 2001 Census.  Narrabri has a lower proportion of low and moderate income households purchasing and in housing stress than the average for non-metropolitan NSW (43%).  Within the Northern Tablelands housing market the proportion of low and moderate income households purchasing and in stress ranges from 21% in Guyra to 41% in Walcha.

The explanatory notes provide more detail about housing purchase affordability issues.

This chart below shows the median purchase price for Narrabri LGA and some of its neighbouring LGAs in the Northern Tablelands housing market – Armidale-Dumaresq, Gunnedah, Inverell, Moree Plains, Tamworth, Parry and Uralla - over the period from March 2001 to March 2006. 


The chart shows that dwelling purchase prices have increased in all these Northern Tableland housing market LGA’s over this period, generally peaking between September 2004 and March 2005.  Prices subsequently moderated briefly in most lga’s, and then continued to increase.   Again most LGA’s show some seasonal variation in median purchase price, however here the pattern is similar, with purchase prices more commonly spiking in spring.

At March 2001 the median purchase price for all dwellings for Narrabri was $120,000, increasing a relatively modest 54.2% to $185,000 at December 2007, with a 5.7% increase in the last 12 months. This sort of increase in median purchase prices is fairly atypical of this housing market over the period from March 2001 to December 2007, with most areas having a much more significant increase in median purchase price.  However in the last 12 months Glen Innes Severn had a 10.5% decline in median purchase price and Moree Plains declined 7.1%, while at the other end of the scale Gunnedah experienced an increase of 20.2%.  Armidale-Dumaresq has the highest median purchase price in this market with $267,000 (with a 105.4% increase from $130,000 in March 2001 and a 11.4% increase in the last 12 months), and the lowest median purchase price at December 2007 was $110,000 in Gwydir. 
Social Housing
There are currently around 378 social housing dwellings in Narrabri, with 174 public housing dwellings, 62 Aboriginal Housing Office dwellings and a further approximate 36 managed by indigenous housing providers, as well as 106 community housing properties, of which 36 are head leased in the private rental market for people eligible for public housing.  Public housing represents 4.7% of all housing in Narrabri, which is above the average for non-metropolitan NSW of 3.5%.  

KEY ISSUES
In Narrabri, key housing issues for the community include:

· The rapidly growing indigenous population presents particular housing issues for the local community.  One issue is the very young age of the indigenous population compared to the older age composition of the rest of the population.  This is something that all levels of government need to work together on.  Narrabri has a significant (higher than NSW average) indigenous population.  Across NSW indigenous people are over-represented in all sections of the homeless population, including as marginal residents of caravan parks.  Indigenous people have higher rates of mobility, higher visitor numbers and much lower rates of home ownership than the non-Indigenous population.   These factors can exacerbate poverty and housing stress.  They can also mean overcrowding and occupation of sub-standard housing.  Indigenous people may face discrimination that can make it difficult for them to access the private rental market.  This can leave them with few housing options.  Any efforts to assist in ensuring diversity of housing types, configurations and tenure, including affordable housing, will assist in meeting the housing needs of Indigenous people.  The attached fact sheet gives some information on indigenous housing issues.

· The decline in the number and proportion of private rental stock.  Encouraging boarding house development and accessory dwellings may help to boost private rental stock and improve housing options for lower income earners, although this may be difficult to achieve when there is a declining population.  
· The need for more diversity of housing stock, including more one bedroom stock, studio dwellings, accessory dwellings and boarding house type accommodation.  Single person households are by far the largest household type in receipt of CRA and in housing stress in the private rental market in Narrabri (with 79%).  Other councils have used their DCP to require a mix of one, two and three bedroom stock in new residential developments.  This would assist in meeting the needs of households through different stages of their housing life cycle, and in particular young people and older people.  Again if the market is stagnant this is likely to be difficult to achieve.  However, it may be possible to undertake a joint venture with a non-government organisation.
· There are also a number of CRA recipients living in caravans in receipt of the Aged Pension or Disability Support Pension.  Caravans are not a good long term housing option for the elderly, particularly for frail aged and 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 residents.  Ensuring that there is sufficient adaptable housing to allow older residents to age in place is also important. 

(More information on what can be done about these issues is included in the attached explanatory notes and fact sheets.)
HOUSING ISSUES IN NON-METROPOLITAN NSW

Population trends
The Bureau of Rural Sciences “Country Matters 2008 Social Atlas of Rural and Regional Australia” states that 

“The level and pattern of population growth outside capital cities will depend on location, extent of the drought, prevailing economic conditions and levels of prosperity of businesses and industry. Retirement and the desire for an amenity lifestyle have been drivers of population growth in some areas. The strongest levels of population growth have occurred in peri-urban areas adjacent to urban centres and in coastal regions. Strong population growth occurred … along parts of the South and North Coast of New South Wales. In contrast, there has been a clear pattern of continuing population decline in many rural and remote areas in the five years from 2001 to 2006. This decline has been exacerbated by the extended period of drought impacting on agricultural industries and other ancillary and services industries. This has reduced employment opportunities. The social circumstances of many people, communities and towns have changed as the movement of young people and families to regional and major urban centres for better employment and education opportunities has accelerated. Declining population has also led to a contracting pool of potential volunteers, which has had an impact on the social capital of communities.”
According to the Social Atlas of Rural and Regional Australia, the highest levels of growth outside the capital cities in New South Wales occurred along the coast, particularly in Tweed, Newcastle, around Nowra and Hastings.  In addition, they note that population in some regional centres has increased because these centres provide a range of services to the surrounding areas. They point out that this growth is from existing residents and people moving in from small towns and surrounding rural areas, as well as from the movement of some people from capital cities, attracted to regional centres by better housing affordability and a country lifestyle. In New South Wales, the highest growth in such regional centres occurred in Maitland, Queanbeyan, and Wagga Wagga.
The Social Atlas notes that populations declined in many rural areas, particularly in areas that were drought-affected, including Moree Plains, Walgett, Bourke and Central Darling.
The Social Atlas reports that growth in rural areas only occurred in the older age groups: “all age groups over 45 years experienced high levels of growth in rural areas, generally above the national average; all younger age groups experienced decline. This reflects a pattern of young people and people of prime working age leaving rural areas accelerating the ageing of the remaining population. The age profile of the remaining population is therefore older leading to population and community decline.”

Emma Greenhalgh undertook a thesis entitled “Principal Place of Residence?: Long Term Caravan Park Residents in Rural Australia” and noted that “previous research into rural housing has found that rural areas have greater incidences of after housing poverty as a result of lower incomes.  There are also problems of housing accessibility, particularly for specific groups, such as the aged, youth and the disabled.  Rural areas also are encountering the migration of ‘urban refugees’.  This group has high levels of need which creates a further strain on a market.”  Rural housing issues will be examined after looking at the differences in tenure between metropolitan and rural areas.

Housing Tenure
Will Sanders 2005 paper on “Housing Tenure and Indigenous Australians in Remote and Settled Areas” demonstrates the different tenure profiles between major cities, inner regional, outer regional, remote and very remote parts of Australia for indigenous and non-indigenous households.  The information on indigenous households is in the section on Housing Indigenous People.  For other (non-indigenous) households, he found that at the 2001 Census:

· In very remote parts of Australia, owner purchaser households comprised only 49.5% of all households, compared with 70.9% in major cities, 73.7% in inner regional areas, 70.3% in outer regional and 61.6% in remote areas.

· Private rental comprised only 9.5% of all households in very remote areas, compared with 18.9% in major cities, 16.6% in inner regional, 16.2% in outer regional and 13.1% in remote areas.

· Public rental comprised 3.9% of all households in very remote areas, compared with 4.9% in major cities, 3.6% in inner regional, 3.8% in outer regional and 3.8% in remote areas.  Community rental, another form of social housing, comprised 2.0% of all households in very remote areas compared with 0.4% in major cities and inner regional areas, 0.5% in outer regional areas and 0.6% in remote areas.

· Employer rental comprised 16.3% of all non-indigenous households in very remote areas, compared with 0.4% in major cities, 0.7% in inner regional, 2.1% in outer regional and 13.3% in remote areas.

· The proportion of other tenure and not stated is also much higher in very remote areas, comprising 18.7% compared to 4.7% in major cities, 5.2% in inner regional, 7.0% in outer regional and 13.3% in remote areas.

As Sanders points out, the tenure system in remote Australia is very different from that in major cities and regional areas.  For non-Indigenous households, employer provided rental housing is a significant housing form in remote and very remote areas.  As Sanders states “many non-Indigenous people who live in remote Australia do so largely because of employment opportunities.  Employers, both in government and industry, frequently offer incentives to relocate to remote areas, particularly for skilled workers.  Such incentives often include inexpensive employee housing.”  In 2001, Sanders found that across Australia “almost half of employer rents are under $50 per week and almost 80 per cent are under $100.  This is cheaper even than public rental…”  The high level of employer provided housing at least partly explains the lower level of home ownership and also private rental in remote areas.  Sanders notes that people living in employer provided housing may also be purchasing a dwelling somewhere else.

According to the 2008 Social Atlas of Rural and Regional Australia, home ownership in rural areas decreased slightly by 0.4% in the 10 year period to 2006, and the number of dwellings privately rented in rural areas decreased over the past decade.

Sanders (op cit) also points out that in more remote areas there is a much higher proportion of people living in non-private dwellings, which reflects employer provided hostel accommodation in settlements based on resource industries:

· In very remote areas 16.8% of non-indigenous people are living in non-private dwellings, compared with 2.0% in major cities, 2.9% in inner regional areas, 3.6% in outer regional areas and 6.0% in remote areas.
Greenhalgh (op cit) reported that “caravan parks play an important role in the housing system of rural areas.  Specifically, they are not a residual form of the dominant tenures, but are a separate component of the housing market.  Many residents (in her case study) did not consider the broader housing market and immediately moved into the park.”  Residents in her case study were disadvantaged, with low incomes and reliance on government benefits.  Further information on residents of caravan parks is in the fact sheet on Caravan Parks.

Housing Issues in Rural Areas
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.”

Hillier et al note that previous studies have found that in rural areas:

· the lower cost of land in non-metropolitan areas is offset against higher construction costs 
· 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 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. 
· entry costs into housing pose major difficulties for low income families

· the ‘entrapment’ of households in areas heavily dependent on broadacre agriculture is a significant problem.  Often the family home is a household’s major asset. If it is located in a declining country town, then an inadequate supply of buyers, together with falling prices, may make it difficult to realise the capital that is invested in the family home.  

· similarly, retirees in declining centres can find it difficult to sell their home in order to buy a smaller dwelling or to move elsewhere.

· “many smaller rural communities do not have the necessary capital to initiate successful revitalisation efforts. The provision of quality housing for rent and purchase is expensive (and often beyond the means of local communities), but critical in addressing problems such as economic decline, depopulation and rural poverty.”
· “The inadequate supply of housing for purchase or rent not only drives up prices, but prevents key worker relocation and stymies investment in the area. Quality housing is required for people at all lifecycle stages and not simply the child-rearing stage.’

From their case studies, they identified six main rural housing issues:

1. poor housing quality;

2. very low house and land values;

3. scarcity of land for development;

4. lack of private rental accommodation;

5. inadequate accommodation for key professionals;

6. special needs.
Sea Change Communities
In their report “Meeting the Sea Change Challenge: Sea Change Communities in Coastal Australia” a Report for the National Sea Change Taskforce, March 2005, Gurran, Squires and Blakely note that coastal communities 

“are struggling to plan for rapid population growth driven by internal migration from metropolitan cities and inland areas… In spite of new population growth, many non metropolitan coastal communities are characterised by high levels of unemployment, lower than average household incomes, and greater levels of socio-economic disadvantage along with higher numbers of seniors than other parts of Australia….Social cleavages are occurring between existing residents and newcomers and between wealthier, usually retiree, sea changers and those lower income groups who have been pushed out of expensive metropolitan areas.”
Gurran et al have developed a profile of sea changers, their motivations for moving, the socio-economic characteristics of non-metropolitan communities in coastal Australia and a profile of sea change communities.  In terms of the sea changers, Gurran et al note that:

· While retirees have made a significant contribution to the sea change phenomenon, they are no longer the major drivers of coastal population growth;
· New residents of high growth coastal locations are significantly younger than the existing profile of sea change communities (young adults in their 20’s and 30’s and families with children), however they represent only a small proportion of the total population;
· As the baby boomer generation commences retirement, the number of retirees moving to the coast and to tree change locations is likely to rise again.
On the motivations of sea changers, Gurran et al point out that:

· Housing costs, employment circumstances and amenity of the coastal environment are key factors.
· High housing costs in metropolitan centres is a significant motivating factor.   “More affluent sea changers realise high capital gains from city housing and down size in lifestyle destinations.  Traditionally, some of these people have been motivated by the ideal of an alternative lifestyle in rural areas, particularly in the coastal hinterlands of northern New South Wales.  Other sea changers seek more affordable housing in peri metropolitan areas (frequently along the coast) and further afield.”

· For low and very low income earners housing affordability is the main factor influencing their decision to move, although lifestyle factors and a more close knit community are important considerations also.

· With improvements in communications technology and transport more workers can be based outside the city, although easy access for partial commuting is important.

According to Gurran et al, the socio-economic characteristics of sea change communities include the following:

· Growth in sea change communities is associated with jobs in lower paid sectors such as retail, hospitality, tourism and caregiving.  Further, these jobs are generally seasonal and part time or casual.  Consequently residential and tourist development associated with sea changers does not necessarily result in sustainable economic growth.
· Coastal communities have the highest proportion of low income households (17.3% compared to 13.9% average for the whole of Australia), the highest proportion of families receiving income support benefits (with 8% receiving labour market benefits compared to 5.9% average across Australia).
· Coastal areas have the highest “elderly dependency ratio of Australia (24.1 in the populated coastal region of non metropolitan Australia compared to 19 for Australia overall)”.
They have developed five broad types of sea change communities:

· Coastal Commuters – are suburbanised satellite communities situated at the edge of capital cities.  Gosford and Wyong are Coastal Commuter communities.  They have high growth – “a spillover effect from increasingly unaffordable metropolitan areas” - and lifestyle factors are also important to growth.  Generally they have lower median age than other sea change community types, however Gosford and Wyong are exceptions to this trend, reflecting the high retiree population on the Central Coast.  Most Coastal Commuters have a lower score on the ABS socio-economic ‘Index of Relative Advantage/Disadvantage” than Australia overall, although they tend to be higher than other coastal communities.  Wyong had 937.4, compared to Australia at 994 and Gosford at 1008.8.  (An index exceeding the Australian average indicates that an area is more advantaged while a lower index indicates relative disadvantage.)
· Coastal Getaways - are local government areas with small to medium towns within about three hours drive of a capital city.  Kiama, Shoalhaven and Port Stephens are Coastal Getaway communities.  Rates of growth have been higher than national and state averages and their proximity means they are attractive domestic tourism locations. They are attracting increasing numbers of telecommuters and a high proportion of property owners are absentee landlords who own holiday houses.  They have a higher median age than Australia overall and are aging at a faster rate.  Most have lower median household incomes than the average for Australia and socio-economic indexes are generally lower than the Australian average (994), with Kiama being an exception (1044.9).
· Coastal Cities – include Newcastle and Wollongong.  The rate of growth is closer to the state average in coastal cities, they have a higher than median age, retail is the largest employer, unemployment is higher than the national average (11.1% in Newcastle), lower median household incomes than Australia overall and a slightly lower socio-economic index.

· Coastal Lifestyle Destinations – are local government areas located more than three hours drive from capital cities but otherwise are similar to Coastal Getaways.  They include Ballina, Bega Valley, Byron, Coffs Harbour, Eurobodalla, Greater Taree, Hastings, Kempsey, Nambucca and Richmond Valley.  “They attract new residents and visitors for their lifestyle, leisure and tourism appeal.”  Most are experiencing more rapid growth than state or national averages, but generally lower than Coastal Getaways and Commuters. They have significantly higher median ages (in 2001 Eurobodalla 44 years, Nambucca and Hastings 43 years compared to 35 overall in Australia), higher unemployment (in 2001 18.3% in Nambucca, 16.5% in Kempsey and 14.4% in Byron) and lower socio-economic indexes than Australia overall (Kempsey 886.9 and Nambucca 888.9 were the lowest in their sample).

· Coastal Hamlets – are remote local government areas with small settlements more than three hours from a capital city – include Bellingen.  Their relative isolation has meant so far they have escaped major development pressure “but they are likely to be increasingly attractive to sea changers and tourists seeking alternatives to more populated and developed locations.”  They have lower unemployment than other types of sea change communities and below state rates (except Bellingen with 14.6%) and employment in the agriculture, forestry and fishery sector is still important in these communities, although declining.

Gurran et al point out that “a process of gentrification is apparent within some sea change communities; particularly Coastal Getaways and some Costal Lifestyle Destinations, where demand for new housing and holiday accommodation reduces affordable housing opportunities or creates seasonal shortage.”  They also note that “in particular, Coastal Getaway communities experience distortion of their local economies due to ongoing connections with metropolitan areas, principally from commuters, retirees, and second home buyers.  These connections included higher land values as local residents compete in the housing market with “cashed up” newcomers from the city; city dwellers who are able to purchase a weekender while remaining based in the city; and partial commuters or telecommuters whose income flows from the city.  Thus it is important for communities to devise ‘affordable housing’ and related schemes that help maintain socio-economic balance.”  

The kinds of seasonal shortages in affordable rental housing experienced in sea change communities are also felt in rural communities such as Snowy River (with the winter influx of skiers), in rural areas which have seasonal influxes of workers (such as fruit pickers) and rural areas subject to major development (such as mining) with an influx of (for example) construction workers for a period of months or more.

Meeting Change in Rural Communities

Hillier et al (op cit) suggest that “as the economic base of a region changes and diversifies, there is a need for housing to support this by catering for and attracting a diversity of inmigrants (people moving into the region), who may at first be largely transient or uncertain of their commitment to the area. At the very least, this seems to call for:

· a wider-than-traditional range of dwellings to cater for different types of households;

· adequate and affordable rental options;

· good quality subsidised accommodation for key professional service providers in both the public and private sectors; and

· housing for people with special physical, social and cultural needs.”

They suggest that where the market fails to deliver, intervention may be required to:

· develop “mechanisms to normalise areas of employment-tied housing in areas where the industrial base is changing. This could include enabling individual title and sale; purchasing the housing and either renting or selling it to the residents; where the housing is substandard, offering alternative accommodation or purchasing it from the resident (if owner occupied).

· provision of appropriate key worker housing of adequate quality in order to attract police, education and health professionals to the regions, accompanied by the retention of public services in the regions to ensure an adequate level of services and facilities. In many cases there will be a need to extend this offer to key professionals working in the private sector, such as general practitioners,

· development of strategies to ensure the needs-identification and provision of housing suitable for young people who might otherwise leave the area, the elderly to be able to remain in the area, crisis accommodation, culturally appropriate (especially Indigenous) accommodation that incorporates appropriate modifications for disabled residents”
Gurran et al have completed a second report “Meeting the Sea Change Challenge: Best Practice models of Local and Regional Planning for Sea Change Communities” in which they suggest a number of strategies and provide examples of where local government has used planning instruments to address some of the issues facing such communities.  In relation to appropriate and affordable housing, they recommend preparing a local housing strategy as a first step (the Local Government Housing Kit on the HousingNSW website can assist with this), including a housing needs assessment (containing an analysis of demographic and socio-economic trends affecting housing demand and housing market characteristics) and actions to address these needs.  Some of the types of strategies that can be used are covered in the section of the Explanatory Notes and Fact Sheets on Using Planning Mechanisms for Affordable Housing.

� http:/www.smh.comau/news/national/caught-out-by-an-ruban-time-bomb/2008/03/10/120…


� "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


� Median income for Sydney 
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