HOUSING
AFFORDABILITY IN
THE BALLARAT
REGION
COMMUNITY AND PRACTITIONER
PERSPECTIVES

August 2021
BRADLEY WOOLLEY
MONASH UNIVERSITY
1

Acknowledgements
First and foremost, I would like to thank Michaela Settle MP for commissioning this report and her
continued support and guidance throughout this internship. I am incredibly grateful to Fergus Vial for
his advice, assistance and time he put into helping with this report. My academic supervisors Dr
Narelle Miragliotta and Associate Professor Paul Strangio have a wealth of knowledge in Australian
politics, and I am eternally grateful for their support. I would like to extend my thanks to my syndicate
group for their encouragement. Thank you to Lydia, Gavin, Jess and Tyler Woolley who supported me
throughout the entirety of the project. I also wish to thank James Comben who kindly shared his
mathematical skills and wisdom with me.
This report would not have been possible without the contributions of the Ballarat community and
stakeholders who gave up their valuable time to voice their opinions on this very important issue.

Bradley Woolley
Monash University
Michaela Settle MP
Buninyong
August 2021

Disclaimer: This report is not an official report of the Parliament of Victoria. Parliamentary Intern Reports are prepared by
political science students as part of the requirements for the Victorian Parliamentary Internship Program. The Program is
jointly coordinated by the Department of Parliamentary Services through the Parliamentary Library & Information Service,
the People Operations Unit and participating Victorian universities. The views expressed in this report are those of the
author.
© 2021 Bradley Woolley

Victorian Parliamentary Intern Reports are released under a Creative Commons 3.0 Attribution-NonCommercialNoDerivs licence. By using this Creative Commons licence, you are free to share - to copy, distribute and transmit the
work under the following conditions:
▪ Attribution - You must attribute the work in the manner specified by the author or licensor (but not in any way
that suggests that they endorse you or your use of the work).
▪ Non-Commercial - You may not use this work for commercial purposes without the author's permission.
▪ No Derivative Works - You may not alter, transform, or build upon this work without the author's permission.

2

Table of Contents
Contents
Executive Summary ....................................................................................................7
Background .............................................................................................................8
Key findings ............................................................................................................8
Recommendations ..................................................................................................9
Introduction .............................................................................................................10
Methodology and research design ........................................................................11
I Research design and analysis...........................................................................11
II Surveys...........................................................................................................12
A Community survey .........................................................................................12
B Stakeholder survey.........................................................................................12
III Interviews .....................................................................................................12
IV Approach to analysis .....................................................................................14
1

The current housing context..............................................................................15
A Population ......................................................................................................15
B

Housing prices.................................................................................................18

C

Housing affordability ......................................................................................19

D Housing stress .................................................................................................20
E
2

Vacancy rates ..................................................................................................21
The impacts of housing affordability .................................................................22

A Low-income earners and households on Centrelink incomes ..........................23
B

Young people ..................................................................................................24

C

Domestic and family violence (‘DFV’) ..............................................................25

D Victims-survivors of sexual assault ..................................................................26
E

Aboriginal and Torres Strait Islander peoples ..................................................26
3

F

Homeless people.............................................................................................27

G Culturally and Linguistically Diverse (CALD) communities ...............................27
H Individuals leaving the criminal justice system ................................................28

3

I

Older people ...................................................................................................28

J

People with a disability ...................................................................................29
Program and service design and delivery ..........................................................30

Housing.................................................................................................................30
Issues in Ballarat’s planning policy ....................................................................30
Inclusionary zoning ...........................................................................................30
First home buyers and home owners ................................................................31
Changes to the Residential Tenancies Act 1997 (Vic) .........................................31
Build-to-Rent schemes ......................................................................................32
Social Housing .......................................................................................................33
Ballarat’s social housing shortage......................................................................33
Big Housing Build ..............................................................................................34
Suitability of Ballarat’s social housing ...............................................................36
Mixed-tenure developments .............................................................................37
Supporting community housing providers .........................................................37
The adequacy of government programs ............................................................38
Wrap-around supports ......................................................................................39
Partnerships..........................................................................................................39
Federal Government .........................................................................................39
Local councils ....................................................................................................39
Private sector ....................................................................................................40
Community housing providers ..........................................................................40
Organisations that provide wrap-around support services ................................41
Grassroots organisations ...................................................................................41
4

4

Recommendations ............................................................................................42
A Housing ...........................................................................................................42
Recommendation 1 ...........................................................................................42
B

Social Housing .................................................................................................43
Recommendation 2 ...........................................................................................43

C

Partnerships....................................................................................................45
Recommendation 3 ...........................................................................................45

Conclusion ................................................................................................................48
Glossary ....................................................................................................................50
Bibliography .............................................................................................................52
Appendices ...............................................................................................................58
Appendix 1 – Community responses to a range of statements ..............................58
Appendix 2 – Community perspectives on the biggest issues facing the Ballarat
region ...................................................................................................................59
Appendix 3 – Community perspectives on strengthening connections between the
Ballarat community and social housing communities ............................................60
Appendix 4 – Community perspectives on supporting a housing system that better
meets the needs of the community.......................................................................61
Appendix 5 – Qualitative community feedback .....................................................62
Appendix 6 – Feedback from community members who have lived in social
housing .................................................................................................................65
Appendix 7 – Stakeholder perspectives on whether housing is affordable in the
Ballarat region ......................................................................................................66
Appendix 8 – Stakeholder perspectives on whether housing meets expectations .67
Appendix 9 – Stakeholder perspectives on further actions the Victorian
Government may take ..........................................................................................68
Appendix 11 – Stakeholder perspectives on strengthening the connections
between the Ballarat community and social housing communities .......................69
5

Appendix 11 – Stakeholder perspectives on the most important services to help
people find and secure housing ............................................................................70
Appendix 12 – Stakeholder perspectives on improvements to social housing .......71
Appendix 13 – Stakeholder perspectives on the best ways to stimulate growth in
social and affordable housing ...............................................................................72
Appendix 14 – Stakeholder perspectives on partnerships .....................................73
Appendix 15 – Stakeholder suggestions of opportunities for social housing in the
Ballarat region ......................................................................................................74
Appendix 16 – Stakeholder suggestions of further support that would be of value
to their organisations ............................................................................................75
Appendix 17 – Additional stakeholder feedback ...................................................77

Table of Figures
Figure 1: Map of the Ballarat region............................................................................7
Figure 2: Participant descriptions ..............................................................................13
Figure 3: Migration to Regional Victoria from Greater Melbourne and interstate. ....17
Figure 4: More social housing is allocated to greatest need households ...................34
Figure 5: Proportion of social housing in Victoria and Organisation for Economic
Cooperation and Development (OECD) countries .....................................................36

6

Executive Summary
Affordable housing is essential infrastructure and
improves social and economic resilience in
communities.1 Access to affordable housing can
improve peoples’ the quality of life and the
wellbeing of the community.2 For decades, the
amount of affordable housing in Victoria has been
declining.3 This is due to a range of factors
including limited investment in a diverse range of
housing options and restrictive planning policies.4
In particular, there is a significant shortage in
Figure 1: Map of the Ballarat region
affordable housing In the Ballarat region.
Following the COVID-19 lockdowns in 2020, housing prices in the region have increased
dramatically.5 As a result, there is a greater amount of people in the region experiencing
housing stress and difficulties finding and maintaining successful tenancies.
This report investigates how housing affordability is affecting the Ballarat community
and identifies solutions to address the issue. Drawing upon survey results and interviews
with key stakeholders, the scope and impact of the issue in the Ballarat region is
evaluated.

1

City of Melbourne, Affordable Housing Strategy (Melbourne, 2020), 5,
https://www.melbourne.vic.gov.au/SiteCollectionDocuments/affordable-housing-strategy.PDF.
2
Ibid.
3
Ibid.
4
Liam Davies and Benno Engels “Counting the Costs of Public Housing Estate Redevelopment in Melbourne: A comparison
of delivery options,” Urban Policy and Research 39, no. 1 (2021): 65-66, DOI: 10.1080/08111146.2021.1876652.
5
Emily Power, “Golden era for Ballarat property and lifestyle,” Domain (Victoria), March 14, 2021.
https://www.domain.com.au/news/golden-era-for-ballarat-property-and-lifestyle-1034328/.
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Background
In 2020, there was an “exodus” out of metropolitan Melbourne to regional areas in close
proximity to the city.6 Accordingly, the Ballarat region received a significant population
boost, leading to rising house prices.7 This has exacerbated housing affordability issues
in the region.

Key findings
This report identifies the groups that have been hardest impacted by the housing
shortage in Ballarat and how it affects their quality of life. In particular, low-income
earners, individuals on Centrelink incomes, young people, victim-survivors of domestic
and family violence (DFV), older Australians, Indigenous Australians, migrant
communities and individuals with disabilities have been impacted.
Further, the report reviews the existing range of policies, programs and services
provided. This aspect of the report found that:
• Planning restrictions limit the construction of diverse affordable housing options.
• Changes to the Residential Tenancies Act have made it difficult for housing
providers to evict problematic tenants or free up under-utilised stock.
• There is limited assistance for those who are entering the private rental market
for the first time.
• Ballarat suffers from a severe deficiency in social housing, creating difficulties for
community housing providers to deliver effective services.
• Ballarat requires a range of social housing options and wrap-around supports for
social housing residents.
• The Victorian Government would benefit from partnerships with other levels of
government, the private sector and a range of community organisations.

6

Emilia Terzon, “ABS data confirms a city exodus during COVID, with biggest internal migration loss on record,” ABC News
(Melbourne), February 2, 2021. https://www.abc.net.au/news/2021-02-02/abs-data-confirms-city-exodus-duringcovid/13112868.
7
Melissa Heagney, “Regional Victoria heads for rental crisis as Melburnians flood the market: Domain report,” Domain
(Victoria), April 16, 2021. https://www.domain.com.au/news/regional-victoria-headed-for-rental-crisis-as-melburniansflood-the-market-domain-report-1044920/.
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Recommendations
Ultimately, this report recommends:
1. Increase the supply of diverse and affordable housing options to address shortfalls
in current supply/stock in Ballarat.
2. Increase funding for social housing in Ballarat.
3. Build stronger partnerships with local, state and federal organisations to address
housing affordability deficits in Ballarat.

9

Introduction
Housing affordability has been identified as a growing issue in Victoria. This problem is
the consequence of a range of factors including historically low interest rates, existing
taxation policies, and sustained economic and population growth.8 Across Victoria,
house and rental prices have seen unprecedented growth.9 Rising house prices have
resulted in declining home ownership, greater rates of housing stress and more people
encountering difficulties finding secure housing.10
To address the issue, the Victorian Government has introduced a number of initiatives.
In 2020, the Big Housing Build was announced which will deliver a $5.3 billion investment
in 12,000 new social housing developments across the state.11 Further, the Victorian
Government launched an Inquiry into Homelessness,12 made amendments to the
Residential Tenancies Act 1997 (Vic),13 and initiated a number of programs including the
From Homelessness to a Home (H2H) initiative.14
Housing markets in some regional areas have been disproportionately impacted by the
COVID-19 pandemic, which prompted an exodus out of metropolitan areas.15 An
identified area of concern is the Ballarat region. In the last five years, housing prices in
the Ballarat region grew between 39 per cent and 159 per cent.16 The growing interest
in the region has been attributed to its close proximity to Greater Melbourne and more
people working from home.17

8

Kate Raynor, Igor Dosen and Caley Otter, Housing Affordability in Victoria, no 6 (Melbourne, VIC: Department of
Parliamentary Services, 2017), 2.
9
Ibid.
10
Ibid.
11
State of Victoria, Victoria’s Big Housing Build (Melbourne, VIC, 2020), 2,
https://www.vic.gov.au/sites/default/files/2020-11/hv_more_homes_for_more_Victorians_0.pdf.
12
Parliament of Victoria, Inquiry into homelessness in Victoria, Melbourne, Vic, 2021.
https://www.parliament.vic.gov.au/images/stories/committees/SCLSI/Inquiry_into_Homelessness_in_Victoria/Report/LC
LSIC_59-06_Homelessness_in_Vic_Final_report.pdf.
13
“Guide to rental law changes in Victoria,” State Government of Victoria, 2021,
https://www.consumer.vic.gov.au/housing/renting/changes-to-renting-laws/guide-to-rental-law-changes.
14
“From Homelessness to a Home initiative,” State Government of Victoria, 2021,
https://fac.dhhs.vic.gov.au/news/homelessness-home-initiative.
15
Terzon, “ABS data confirms a city exodus during COVID, with biggest internal migration loss on record.”
16
Heagney, “Regional Victoria heads for rental crisis as Melburnians flood the market: Domain report.”
17
Ibid; Terzon, “ABS data confirms a city exodus during COVID, with biggest internal migration loss on record.”
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Although the growth in house prices in the region may have increased the wealth of
homeowners who purchased properties in previous decades, a number of issues have
arisen in the region. In particular, the number of people seeking social housing has
increased dramatically. This issue has been compounded by a significant shortage of
social housing. Consequently, the social housing waiting list has grown.
This report is guided by the following three questions:
1. What is the scope and scale of the housing deficit in Ballarat?
2. Which groups have been hardest impacted by the housing shortage in Ballarat and
how does this affect their quality of life?
3. How effective are the existing range of policies, programs and services provided
in addressing housing affordability?
4. How might the existing issues surrounding housing affordability in the Ballarat
region be addressed?
This report employs a mixed-methods research design to develop a knowledge base
regarding housing affordability in the Ballarat region. Chapter 1 contains an analysis of
the region’s current demographics and housing trends, drawing upon ABS, DHHS and
real estate data. Chapter 2 utilises the experiences of community members and
practitioners to explore the different groups of people disproportionately impacted by
Ballarat’s housing shortage. In addition, Chapter 3 critiques the current policies,
programs and services that aim to address housing affordability concerns in the Ballarat
region. Chapter 4 will provide suggestions for how the Ballarat region’s housing might
be addressed.

Methodology and research design
I Research design and analysis

This research project employs a mixed methods approach, using qualitative and
quantitative tools. A combination of survey data from individuals across the Ballarat
region and interviews with key stakeholders were used to obtain views regarding the
impacts of the Ballarat housing crisis on the community. This report draws from 11 semistructured interviews with stakeholders, 66 responses to a community survey and 15
11

responses to a stakeholder survey. In order to make participation in the research project
both accessible for the community and in-depth for key stakeholders, it was decided
that both surveys and interviews were the appropriate means of data collection.
II Surveys

Surveys were administered between the 7th of April 2021 and closed on the 21st of April
2021. Two separate surveys were administered; one for community members and one
for members of organisations identified as key stakeholders. Across both surveys, there
were questions both qualitative and quantitative in nature, with some questions
providing lists of options to choose answers from, and others utilising a 5-point Likert
scale to ascertain the participants’ perspective. Participation was entirely voluntary,
with the Plain Language Statement and Consent Form embedded within the survey.
A Community survey

A survey was designed and administered for community members to complete.
Questions were accessible and allowed for community input regarding what is important
to them. There were 66 responses to the community survey. Participants were recruited
through promotion on WIN News Ballarat, the Courier newspaper, the Michaela Settle
MP website and social media pages.
B Stakeholder survey

The stakeholder survey had questions more specific to the intricacies of the housing
crisis and accommodated for expert opinion. This allowed for organisations without
capacity to participate in an interview to be involved in this project. There were 15
responses to the stakeholder survey, with some participants choosing not to be
anonymous. Participants were recruited via email to organisations identified as key
stakeholders by the office of Michaela Settle MP.
III Interviews

This project used 11 semi-structured interviews with key stakeholders. The interviews
used open-ended questions and follow-up questions to determine the stakeholders’
views on different issues emerging from the Ballarat housing crisis and their subsequent
impacts.
12

Participants were recruited in accordance with their position in their organisation. The
office of Michaela Settle MP provided a list of key stakeholders in the matter and their
contact information. A recruitment letter was sent out requesting an interview with a
stakeholder involved in the organisation. With the participants’ permission, the
interview was recorded. Participation was entirely voluntary, and participants were
informed that they were able to withdraw their participation at any time. Participation
in the interviews was not anonymous, as outlined by the Plain Language Statement and
Consent Form cited and signed by the participant. This was also verbally conveyed to the
participant at the start of their interview. As demonstrated below, participants came
from a variety of organisations within the Ballarat community.
Figure 2: Participant descriptions
Participant name

Organisation
Children and Family
Services (CAFS)

Dr Michael Akindeju

Participant role
Manager Client
Engagement and
Community
Academic Convenor –
Research Fellow
President

Andrew Eales

Chief Executive Officer

The Ballarat Foundation

Dr Jess Cadwallader

Principal Strategic Advisor

Ross Wheatland

General Manager
Corporate Services
Chief Executive Officer

Central Highlands
Integrated Family Violence
Committee
CatholicCare

Ange Gale

Dr Kate Raynor

Karen Heap
Simon Walter

Manager – Client Support
& Housing Services

Adam Liversage

Team leader –
Homelessness 2 Home
Youth worker

Participant 1
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The University of
Melbourne
Ballarat African Association

Ballarat & District
Aboriginal Co-operative
Homes Victoria

Uniting

Participant 2

Social worker

IV Approach to analysis

This report employs both content and thematic analysis. Content analysis involves
organising data into categories to describe the research, allowing for a flexible analysis
of data guided by information gained from participants.18 Thematic analysis allows key
patterns (‘themes’) regarding participants’ views and experiences to emerge.19

18

Hsiu-Fang Hsieh and Sarah E. Shannon, "Three approaches to qualitative content analysis," Qualitative health research
15, no. 9 (2005): 1279. doi:10.1177/1049732305276687; Margrit Schreier, “Qualitative Content Analysis,” in The SAGE
Handbook of Qualitative Data Analysis, ed. Uwe Flick (London, Sage Publications, 2013).
19
Virginia Braun, Victoria Clarke, Gareth Terry, and Nikki Hayfield, “Thematic Analysis,” In Handbook of Research Methods
in Health and Social Sciences, ed Pranee Liamputtong (Singapore, Springer, 2018) 843–860.
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1 The current housing context
The way that Ballarat residents occupy and pay for housing constantly varies due to
changing demographics, lifestyle preferences, economic conditions and developing
trends.20 This section provides a snapshot of Ballarat’s current housing situation. Key
changes affecting housing consumption and investment will be identified.

A

Population

In 2016, the population of Ballarat was 157,485 persons.21 The population grew 7.69 per
cent since 2011 from 146,235 persons.22 In comparison, Victoria’s population increased
by 10.69 per cent from 5,354,042 to 5,926,624 during the same period.23 As at 2016,
36.1 per cent of occupied private dwellings were owned outright, 34.5 per cent were
owned with a mortgage and 30.9 per cent were rented.24 Within the City of Ballarat,
1,810 people (4.5 per cent) rented social housing.25
An increasing number of people appear to be prepared to live in regional cities outside
of Greater Melbourne.26 Through 2019-2020, Ballarat’s population grew by 1.7 per cent

20

Raynor, Dosen and Otter, Housing Affordability in Victoria, 4.
Australian Bureau of Statistics, 2016 Census QuickStats: Ballarat (Canberra, ACT, 2016),
https://quickstats.censusdata.abs.gov.au/census_services/getproduct/census/2016/quickstat/201#:~:text=In%20the%20
2016%20Census%2C%20there,up%201.4%25%20of%20the%20population.&text=The%20median%20age%20of%20peopl
e,Level%204)%20was%2042%20years.
22
Australian Bureau of Statistics, 2011 Census QuickStats: Ballarat, (Canberra, ACT, 2011),
https://quickstats.censusdata.abs.gov.au/census_services/getproduct/census/2011/quickstat/201.
23
Australian Bureau of Statistics, 2011 Census QuickStats: Victoria, (Canberra, ACT, 2011),
https://quickstats.censusdata.abs.gov.au/census_services/getproduct/census/2011/quickstat/2?opendocument&navpos
=220; Australian Bureau of Statistics, 2016 Census QuickStats: Victoria, (Canberra, ACT, 2016),
https://quickstats.censusdata.abs.gov.au/census_services/getproduct/census/2016/quickstat/2?opendocument.
24
Australian Bureau of Statistics, 2016 Census QuickStats: Ballarat.
25
“City of Ballarat: Housing tenure,” id.community, 2016,
https://profile.id.com.au/ballarat/tenure?EndYear=2001&BMID=20.
26
Ibid.
21
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and Geelong’s population grew by 2.4 per cent.27 In addition, Ballarat received a 66 per
cent share of Victoria’s total net intrastate migration.28
Irregular migration patterns have emerged due to the COVID-19 pandemic.29
Accordingly, net intrastate migration may increase due to COVID-19 for major regional
cities in proximity to Melbourne.30 Anecdotally, people have opted to move to regional
cities for ‘quieter lifestyles’, flexible working arrangements, remote learning
opportunities and cheaper housing.31 Further, cities with a reasonable commute to
major cities have also been favourable.32
Provisional internal migration data from the Australian Bureau of Statistics shows that
Greater Melbourne had a net loss of 8,500 people for Greater Melbourne in the
December 2020 quarter.33 4,200 of those individuals migrated within Victoria.34 The net
loss in the December 2020 quarter was the highest since records began in 2001.35
Further, the net arrivals from Greater Melbourne to Regional Victoria in June 2020 were
also at its highest at 5,903 people.36

27

Noel Towell and Shane Wright, “Melbourne’s population hit 5.16 million before COVID-19 struck” The Age (Melbourne),
March 30, 2021, https://www.theage.com.au/national/victoria/melbourne-s-population-hit-5-16-million-before-covidstruck-20210330-p57f8n.html; Australian Bureau of Statistics, Regional Population (Canberra, 2020),
https://www.abs.gov.au/statistics/people/population/regional-population/2019-20.
28
“City of Ballarat: population forecast,” id.community, 2016, https://forecast.id.com.au/ballarat/forecast-covid19impact.
29
Ibid.
30
Ibid.
31
Terzon, “ABS data confirms a city exodus during COVID, with biggest internal migration loss on record.”
32
Ibid.
33
Australian Bureau of Statistics, Regional internal migration estimates, provisional (Ballarat, VIC, 2021),
https://www.abs.gov.au/statistics/people/population/regional-internal-migration-estimates-provisional/latest-release.
34
Ibid.
35
Ibid.
36
Ibid.
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Net Migration to Regional Victoria
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Figure 3: Migration to Regional Victoria from Greater Melbourne and interstate.37
Figure 1 depicts estimated internal migration data based on aggregated Medicare
change of address (postcode) data and Department of Defence change of address data.
Greater Melbourne migration is shown to be higher than interstate migration between
2001 and 2020. There was a significant increase in the difference between net arrivals
from Greater Melbourne and net arrivals from interstate between December 2019 and
December 2020.
Although there was a net decrease in net interstate arrivals between December 2019
and 2020, migration from Greater Melbourne significantly increased.38 The record
migration out of major cities following the COVID-19 lockdowns has been described as
a ‘mass exodus’.39 As Ballarat in close proximity to Greater Melbourne, Ballarat is
expected to have a higher population after the pandemic.40

37

Ibid.
Ibid.
39
Terzon, “ABS data confirms a city exodus during COVID, with biggest internal migration loss on record.”
40
“City of Ballarat: population forecast.”
38
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B

Housing prices

The cost of housing in regional Victoria has increased significantly between 2015 and
2020.41 Housing prices in regional locations close to Melbourne have grown at a higher
rate than inner city suburban areas.42 During this five-year period, housing prices in the
Ballarat region grew between 39 per cent and 159 per cent.43 In addition, price growth
accelerated in regional areas following the COVID-19 lockdowns.44 The Ballarat region’s
median house price increased by 17.6 per cent in 2020 to $500,000.45 Consequently,
Ballarat’s median house price has risen at a faster rate than that of Greater Melbourne,
which grew by 7.3 per cent in 2020.46 Over the 12 months before January 2020, houses
in Ballarat sold the fastest nationally, with an average of 27 days on the market.47
Similarly, median rental prices have also risen in the Ballarat region.48 In Ballarat, rents
rose by 2.9 per cent in the 12 months to December.49 Specifically, the median rent for a
one-bedroom flat increased significantly at 10.5 per cent during this period.50 The rising
rental costs have been compounded by growing interest in rental properties in the
area.51 In Ballarat, homes were rented out within days and had an increased interest
from people moving from Melbourne.52 Real estate agencies and stakeholders shared
that there are typically 50 applicants for any available rental properties in the region.53

41

Power, “Golden era for Ballarat property and lifestyle.”
Ibid.
43
Ibid.
44
Heagney, “Regional Victoria heads for rental crisis as Melburnians flood the market: Domain report.”
45
“Domain House Price Report: March 2021”, Domain, 2021, https://www.domain.com.au/research/house-pricereport/march-2021/.
46
Ibid.
47
Malavika Santhebennur, “Regional housing value growth doubles capital cities,” Mortgage Business (Sydney) 20 May
2021, https://www.mortgagebusiness.com.au/breaking-news/15655-regional-housing-value-growth-doubles-capitalcities.
48
Heagney, “Regional Victoria heads for rental crisis as Melburnians flood the market: Domain report.”
49
Homes Victoria, Homes Victoria Rental Report: March quarter 2021 (Melbourne, 2021), 27
https://www.dhhs.vic.gov.au/sites/default/files/documents/202105/Rental%20Report%20March%20quarter%202021.do
cx.
50
Ibid.
51
Heagney, “Regional Victoria heads for rental crisis as Melburnians flood the market: Domain report.”
52
Ibid.
53
Ibid.
42
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C

Housing affordability

The house price-to-income ratio is the most widely used indicator to assess trends in
affordability and is calculated by dividing the median house price by median household
earnings.54 According to the Demographia International Housing Affordability Survey,
the product of this calculation is called the ‘median multiple’.55 These multiples are
categorised into housing affordability ratings:56
• Affordable – median multiple of 3.0 & under
• Moderately unaffordable – median multiple of 3.1 to 4.0
• Seriously unaffordable – median multiple of 4.1 to 5.0
• Severely unaffordable – median multiple of 5.1 and over
As per the 2016 Census, the median annual household income for Ballarat is $57,096.57
Given that the household income in Ballarat grows at a rate of 2.7 per cent over a fiveyear period,58 it may be estimated that the household income in 2021 may have grown
to about $58,637. Currently, the median house price is $500,000.59 Based on the
available data, the Ballarat region’s median multiple is 8.5, indicating that housing is
severely unaffordable.60
In addition, housing affordability data from the Residential Tenancies Bond Authority
Records shows that the number of affordable rental properties has decreased
significantly in the last year.61 In this report, a property is ‘affordable’ if no more than 30
per cent of gross income is spent on rent.62 In March 2000 when records began, 71.1 per

54

Raynor, Dosen and Otter, Housing Affordability in Victoria, 8.
Demographia, 13th Annual Demographia International Housing Affordability Survey (Belleville, Demographia, 2016) 1.
56
Ibid.
57
Australian Bureau of Statistics, 2016 Census QuickStats: Ballarat.
58
Ibid; Australian Bureau of Statistics, 2016 Census QuickStats: Ballarat.
59
Power, “Golden era for Ballarat property and lifestyle.”
60
Demographia, 13th Annual Demographia International Housing Affordability Survey.
61
Rochelle Kirkham, “Price Hike: Rental rises pushing low-income earners into housing stress”, The Courier (Ballarat) April
6, 2021.
62
Ibid.
55
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cent of properties were affordable in the Ballarat region.63 However, as of December
2020, only 52.4 per cent of rental properties were deemed affordable.64
The data indicates that there was a decrease of 91 affordable properties in Ballarat in
2020.65 Specifically, the most significant issue is associated with one-bedroom properties
as only five were considered affordable in December 2020.66 Further, 34.7 per cent of
two-bedroom properties and 45.3 per cent of three-bedroom properties were
considered affordable.67

D

Housing stress

According to the ABS, rental stress describes households that may have difficulty
meeting their rental payments.68 High amounts of rental stress may indicate low housing
affordability.69 The Australian Housing and Urban Research Institute (AHURI) explains
that:70
The 30:40 indicator identifies households as being in housing affordability stress
when the household has an income level in the bottom 40 per cent of Australia's
income distribution and is paying more than 30 per cent of its income in housing
costs.
It is assumed that households on higher incomes that spend more than 30 per cent of
their income do so as a choice.71

63

Ibid.
Ibid.
65
Homes Victoria, Homes Victoria Rental Report: March quarter 2021, 27.
66
Ibid.
67
Ibid.
68
Australian Bureau of Statistics, Measures of Australia’s Progress, 2010, Cat. No. 1370.0 (Canberra, ACT, 2010),
https://www.abs.gov.au/ausstats/abs@.nsf/Lookup/by%20Subject/1370.0~2010~Chapter~Rental%20stress%20(5.4.2.1).
69
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In 2011, the median rent for Ballarat was $204.72 This equated to 40.2 per cent of the
median personal income of $507.73 In 2016, median rent payments rose to $240 a week,
equating to 42.9 per cent of the median personal weekly income of $559.74 Although the
increase is marginal at 2.7 per cent, it indicates that rent prices are still growing faster
than income in Ballarat.75

E

Vacancy rates

Vacancy rates for rental properties provide an indication about how competitive the
rental market is and the demand for rental accommodation.76 Ballarat’s rental vacancy
rate remains low at 1.4 per cent in February 2021.77 A vacancy rate of 3 per cent is
required to maintain a healthy rental market, where there is enough supply to meet
demand.78
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2 The impacts of housing affordability
59.1 per cent of community survey respondents identified that housing was not
affordable in the Ballarat region. Generally, housing affordability has broad impacts on
regional economies and the wellbeing of populations.79 If individuals spend higher
proportions of their income on housing, they reduce their spending on other goods and
services.80 Further, productivity may be impacted by housing affordability if people are
not well located to access employment and other services.81
A lack of affordable housing can have a negative impact on mental and physical health
as it can lead to housing stress, financial hardship or deprivation.82 Populations impacted
by housing affordability have an increased risk of experiencing domestic and family
violence (DFV), alcohol and other drug addiction, difficulties accessing education and
other services, and unemployment.83
In Ballarat, the impact of housing affordability concerns has been exacerbated following
Victoria’s COVID-19 lockdowns.84 80.3 per cent of community survey respondents
suggested that the housing needs of all people were not being met in the Ballarat region.
Exploring this principle, this chapter discusses the groups of have been particularly
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hardest impacted by the housing shortage in Ballarat and how this affects their quality
of life.

A

Low-income earners and households on Centrelink incomes

Interviewees also expressed concerns about the ability of low-income earners and
households on Centrelink incomes to access housing.85 Low rental clearance rates and
an increasingly competitive rental market have resulted in difficulties for low-income
earners to enter the real estate market and secure housing .86 One stakeholder reported
that “a wider gap is being created between those that can afford [housing] and those
that cannot”.87 In addition, it was suggested that a lack of affordable rental properties
would may hinder the ability of low-income earners to transition from rental market to
home ownership in the future.88
Specifically, interview participants highlighted that individuals on Centrelink incomes
have limited opportunities to access the private rental market.89 In the Central
Highlands-Wimmera region, 45.2 per cent of rental properties were considered
affordable for people on Centrelink payments.90 However, only 13.8 per cent of onebedroom properties were considered affordable.91 Thus, housing is considerably
unaffordable for a single person on Centrelink payments.92 Further, the housing that is
considered affordable are in high demand and “tends to be uninhabitable”.93
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Stakeholders expressed concerns about an increased risk of homeless and housing stress
for these cohorts.94 These risks can have negative impacts on the health outcomes of
individuals and the operation of the public health system.95 One stakeholder cited a
study that found that hospital presentations of homeless people decreased when they
were given access to adequate housing.96

B

Young people

High house prices disproportionately affect younger generations who are unable to
enter the housing market due to unaffordability.97 Between 1982 and 2013, the share of
home ownership among 25–34-year-olds decreased by more than 20 per cent, more
than any other group.98 As a result, there were more young people renting than owning
a home by 2013.99
One participant posited that housing affordability disproportionately impacts young
people under 25, as they enter the rental market either independently or through a
share house with limited amounts of money and a limited rental history.100 This was
supported by another participant, who identified young people as one of the two largest
cohorts of people who become homeless.101
One participant suggested that young people on Centrelink incomes who are able to
secure housing are being left with “$180 a fortnight to pay their bills and living expenses,
which isn’t a lot of money”.102 Further, the increased financial pressures caused by
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housing affordability has led to a number of young people in Ballarat “couch surfing” or
electing to stay in situations of family violence. In such situations, it may be more difficult
to access employment or education, further entrenching this disadvantage.

C

Domestic and family violence (‘DFV’)

DFV is a leading cause of homelessness in Victoria, particularly for women and young
people.103 Six interviewees expressed concerns about their clients returning to situations
of DFV as a result of having “nowhere to go”.104 When leaving situations of DFV, the
availability of affordable and secure housing is paramount to ensure one’s safety and
independence.105 Without viable housing options, individuals impacted by DFV may
accept unsafe housing conditions, become homeless or perhaps increase their risk to
sexual and physical violence.106 A perceived risk of housing instability and homelessness
has been identified as a reason why victim-survivors stay in domestically abusive
relationships.107
Stakeholders expressed concerns about housing availability for perpetrators who are
removed from the home due to family violence.108 It was suggested that if there is no
housing available, the perpetrators are “more likely to return to the family home and
perpetrate further family violence.” In 2020, the Victorian Government announced a $20
million package to enable 1,500 perpetrators of DFV to find short and long-term
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accommodation.109 However, stakeholders suggested that additional funding is needed
to further limit their ability to perpetrate family violence.110

D

Victims-survivors of sexual assault

Housing also plays a significant role in mitigating the impact of sexual assault on victimsurvivors and in preventing sexual assault.111 Some victim-survivors flee unsafe homes
or places where they have experienced sexual assault, even if the alternative is unsafe
or unstable housing.112 Many sexual assault victim-survivors experience financial
struggles and mental health conditions, and find it difficult to secure housing in the
Ballarat region.113 Consequently, victim-survivors may experience long-term patterns of
homelessness, and vulnerability to ongoing sexual abuse and violence.114 In particular,
male and elderly female victim-survivors of sexual assault struggle find public housing
because they are “last on the list” and there are few single-bedroom houses for
individuals without dependants.115

E

Aboriginal and Torres Strait Islander peoples

Based on the 2016 Census of Population and Housing,116 36 per cent of Australia’s
Indigenous population were private renters and 21 per cent lived in social housing. 117
One in 28 indigenous people were homeless in 2016.118 As such, Indigenous Australians

109

Premier of Victoria, Keeping Family Violence In Sight During Coronavirus (Melbourne, VIC: Department of Premier and
Cabinet, 2020), 1, https://www.premier.vic.gov.au/keeping-family-violence-sight-during-coronavirus.
110
Gale, interview.
111
Participant 2, interview.
112
Libby Eltringham, Victorian Parliament Legislative Council Legal and Social Issues Committee (Melbourne, VIC: 2020), 8.
https://www.parliament.vic.gov.au/component/rsform/submission-viewfile/f81c6dcb1a38d86ad17cbb337798ae20/460d0253b9d01048a17fcdccb23df386?Itemid=463.
113
Participant 2, interview.
114
Eltringham, Victorian Parliament Legislative Council Legal and Social Issues Committee, 8.
115
Participant 2, interview.
116
Australian Government, Indigenous housing snapshot (Canberra, ACT: Australian Institute of Housing and Welfare,
2019) https://www.aihw.gov.au/reports/australias-welfare/indigenous-housing.
117
Ibid.
118
Australian Government, Aboriginal and Torres Strait Islander people: a focus report on housing and homelessness
(Canberra, ACT: Australian Institute of Housing and Welfare, 2019) vi. https://www.aihw.gov.au/getmedia/1654e011dccb-49d4-bf5b-09c4607eecc8/aihw-hou-301.pdf.aspx.

26

are disproportionately impacted by housing affordability as they are more likely to be in
the rental market than other Australians.119
Many individuals in Ballarat’s Indigenous community cannot afford mainstream rental
properties.120 As a result, public housing is often required through either Aboriginal
housing services or the public system.121 However, it is difficult to access properties
through these avenues.122 With respect to Indigenous elders, there is a lack of culturally
appropriate residential care facilities in Ballarat.123

F

Homeless people

While housing affordability is often the cause of homelessness,124 a lack of affordable
housing further limits the ability of homeless people to enter the property market.125
Housing affordability is considered a factor that entrenches disadvantage.126

G

Culturally and Linguistically Diverse (CALD) communities

CALD communities are vulnerable to housing affordability challenges due to a number
of risk factors.127 These include difficult life transitions, mental health challenges, lack of
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support, visa status and limited access to support services.128 Members of Ballarat’s
CALD communities have experienced issues accessing affordable housing.129 It is
important to provide culturally appropriate linkage services to assist people to secure
private tenancies or social housing.130

H

Individuals leaving the criminal justice system

When people leave the criminal justice system, they encounter a number of issues with
respect to housing.131 In the Ballarat region, people leaving prison do not receive
adequate support and find it difficult to find employment.132 Accordingly, these
individuals often require transitional accommodation, which is not always available.133
Further, a lack of affordable and social housing can create incentives to reoffend as
prison can provide “a roof over their head [and] food on the table”.134

I

Older people

Although a large proportion of older Australians own their homes, Housing affordability
has a significant impact on older Australians.135 It can be very difficult for older people
to access public housing due to policies prioritising public housing applicants with
complex needs.136 Accordingly, older Australians who have cannot home ownership or
public housing rely on the private rental market.137 In these situations, older Australians
can find themselves in ‘desperate circumstances’.138
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Stakeholders noted that the fastest growing homeless population is women over 55
years of age.139 Social service providers expressed concern about this cohort seeking
accommodation as there is a lack of appropriate accommodation for them.140

J

People with a disability

In 2016, 6.2 per cent of the population of the City of Ballarat required assistance in their
day to day lives due to disability.141 Many people with a disability may struggle to find
affordable housing and are particularly vulnerable to rental stress.142 People with
disabilities may also face additional costs, including modifying housing to suit their
needs.143 In addition, many people with disabilities rely on the Disability Support
Pension, which limits their housing options.144

139

Walter, interview; Gale, interview.
Participant 2, interview; Gale, interview.
141
“City of Ballarat: Need for assistance,” id.community, 2016, https://profile.id.com.au/ballarat/assistance.
142
Australian Government, People with disability in Australia (Canberra, ACT: Australian Institute of Health and Welfare,
2020) https://www.aihw.gov.au/reports/disability/people-with-disability-in-australia/contents/housing.
143
Ibid.
144
Ibid.
140

29

3 Program and service design and
delivery
This chapter reviews and evaluates the existing range of policies, programs and services
geared towards addressing housing affordability in Ballarat.

Housing
Issues in Ballarat’s planning policy

There is a significant shortage of affordable smaller housing options in the Ballarat
region.145 One stakeholder explained that the council’s heritage restrictions limits the
construction of apartments and smaller housing.146 Consequently, most housing
developments are on the outskirts of Ballarat where there is poorer access to services
and public transport.147 In addition, local councils can encourage the supply of affordable
housing through other local planning processes to allow for additional temporary or
small dwellings on existing properties.148
Inclusionary zoning

Inclusionary zoning is a strategy used to grow social housing in other states and
internationally.149 Inclusionary zoning involves mandating or creating incentives so that
a proportion of a new residential development includes a percentage of affordable
housing dwellings.150 Although inclusionary zoning has been debated in Victoria, it has
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not been implemented.151 The adoption of inclusionary zoning requires an agile,
dynamic business model that takes into account local market considerations to deliver
appropriate returns on investment while ensuring housing stock levels address
shortages.152
First home buyers and home owners

In the community survey, 45.5 per cent of respondents believed that mortgage deposit
grants support the creation of a housing system that better meets the needs of the
community. The Victorian Government’s First Home Owner Grant (FHOG) scheme was
intended to stimulate demand while supply remained inelastic.153 Further, the scheme
currently applies to new properties in order to encourage construction.154 A grant of
$20,000 is available for homes in regional Victoria before 30 June 2021. 155 After 30 June
2021, the FHOG will be halved to $10,000.156
Changes to the Residential Tenancies Act 1997 (Vic)

In 2020, the Victorian Government introduced a number of changes to the Residential
Tenancies Act 1997 (Vic) (‘RTA’) including a ban on rental bidding, new rental minimum
standards and no eviction without a reason.157 The shift towards the “social landlord
model” was received positively as it provides more stability for vulnerable tenants.158
However, some stakeholders explained that these changes have made it more difficult
to evict problematic tenants or to free up under-utilised housing stock.159 Housing
providers also indicated that housing prices may increase due to the additional
maintenance cost burden for landlords required by the RTA.160
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One participant suggested that changes to the RTA have resulted in a greater need for
tenants to take landlords to the Victorian Administrative and Appeals Tribunal (VCAT).161
This can place additional pressures on victim-survivors of DFV and other vulnerable
individuals who may be dealing with other legal issues.162
People with limited rental histories often use grassroots or housing organisations for
references when applying for housing.163 However, it was highlighted that there is a
profound stigmatisation of such references in the real estate industry.164 In turn, it can
be harder to secure a private rental property, leading to a reliance on social housing.165
It was suggested that the RTA be extended to assist these individuals.166
Build-to-Rent schemes

In the 2020-21 State Budget, the Victorian Government committed to establishing a
build-to-rent sector.167 From 1 January 2022, the Big Housing Build will provide a 50 per
cent land tax discount and exemptions from the Absentee Owner Surcharge for eligible
new developments.168 An interviewee suggested that build-to-rent housing must be
regulated to ensure that it is affordable to low- and moderate-income households.169
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Social Housing
Ballarat’s social housing shortage

As of 30 June 2020, there are 3,184 social housing dwellings in the Ballarat region.170 646
of these dwellings are community owned.171 Survey respondents who identified as
having sought or used social housing previously however agreed that there is an
insufficient supply of social housing stock in the Ballarat region.172
It was indicated that the insufficient supply of social housing has culminated in
excessively long waiting lists.173 In the Ballarat region, there are currently 2,239
applicants on the Victorian Housing Register.174 Housing providers explained that many
of their clients have been on the waiting list for up to 24 months,175 while others “don’t
bother putting in applications because of how long the waiting list is”. 176 Thus, the
number of people who require social housing is anticipated to be much higher than
formally reported by the Department of Families, Fairness and Housing.
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Newly allocated households, by greatest need status and social
housing program, 2009-10 to 2018-19
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Figure 4: More social housing is allocated to greatest need households.177
Further, social housing programs prioritise household allocations by assessing
applicants’ greatest need status.178 There were concerns that the cohort of people who
do not have priority status will often “stay at the bottom of the list” due to the current
model and a lack of housing supply.179
Big Housing Build

The Victorian Government’s Big Housing Build will construct a minimum $80 million of
new social housing in Ballarat, $20 million in Moorabool and $15 million in Golden Plains
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over the next four years.180 This will assist in replacing old public housing and build new
social and low-cost housing.181
All interviewees acknowledged that the Big Housing Build will significantly improve the
quality of life of Victorians and Ballarat residents. The emphasis on maintenance of
existing housing stock will encourage residents to “look after the property, as if it was
their own”.182 However, within the context of decades of underfunding in social
housing,183 the Government’s investment is considered a “drop in the ocean”.184 A
participant suggested that despite the “boost in the capacity of the social housing
sector”, Victoria will fall “well short of the percentage of public housing dwellings
compared to other states”.185
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Figure 5: Proportion of social housing in Victoria and Organisation for Economic
Cooperation and Development (OECD) countries
Figure 4 indicates the proportion of social housing in Victoria is below both the
Australian and OECD averages.186 Accordingly, a considerable amount of time and
continued commitments by successive governments are required to overcome social
housing shortages in Victoria.187
Suitability of Ballarat’s social housing

There is concern about the appropriateness of existing social housing.188 The general
consensus among stakeholders was that additional short-term, medium-term and longterm social housing options are required. Interviewees acknowledged that:
• crisis accommodation is needed for those experiencing DFV, homelessness and
trauma.189
• short-medium term Transitional Housing (THMs) from community providers are
beneficial as they assist vulnerable people to build tenancy skills and history.190
• additional long-term housing stock is needed to meet demand and encourage
“flow through” from crisis accommodation to long-term housing.191
• there were few one- and two-bedroom social housing dwellings,192 making it
difficult for single people or couples to find appropriately sized housing. 193
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In addition, the lack of diverse housing options has resulted in an under-utilisation rate
of 44 per cent in the Central Highlands region.194 However, new housing should consider
“the complexity of human life” and “reflect the demographics of the waiting list” at a
regional scale.195
Further, it is reported that some social housing properties do not meet the needs of
vulnerable groups. Specifically:
• victim-survivors of DFV and sexual assault require additional security for their
housing.196
• the lack of smaller properties disproportionately impacts young people and those
who experience DFV or other trauma.197
• the needs of young people and victim-survivors of DFV and sexual assault should
be considered when constructing additional social housing.198
Mixed-tenure developments

53 per cent of survey respondents and the majority of interviewees agreed that the
Government should encourage the creation of integrated communities. With respect to
this concern, the Victorian Government’s Central Highlands Regional Growth Plan
encourages planning schemes to incorporate housing diversity for new housing.199
Supporting community housing providers

All interviewees unanimously agreed that the community housing providers provide
highly effective services. However, it was suggested that their overall effectiveness was
constrained by limited financial resources.200 As the entry point for homelessness and
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housing services, Uniting reports a “housing bottleneck” as the demand for housing is
greater than current supply.201 Further, the Orange Door, Berry Street, BADAC, Ballarat
Community Health and Catholic Care provide important services for the Ballarat
community.202 However, stakeholders expressed that these providers need additional
government resources to provide more effective housing supports.203 In addition,
stakeholders requested that the Government allow for more “self-determination” with
respect to funding, as mandated workers completing renovations were known to treat
properties “with total disrespect”.204
The adequacy of government programs

During the COVID-19 lockdowns, the Government temporarily housed homeless people
in hotels.205 Although this policy was generally praised by interviewees,206 some victimsurvivors of DFV and sexual assault were housed in the same hotels as their perpetrators
in Ballarat. 207 This presented serious health and safety concerns for victim-survivors.208
In 2020, the Government also implemented the From Homelessness to Home Program
(H2H), providing 1,845 medium and long-term housing and support packages to people
experiencing homelessness.209 Several interviewees viewed this program favourably.210
In Ballarat, Uniting was allocated 4 per cent of the state’s H2H packages,211 providing
positive outcomes for 74 households. However, about 1300 eligible people in the region
did not receive a package.212
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Wrap-around supports

Interviewees stressed the importance of wrap-around supports for breaking the cycle of
homelessness and housing issues.213 Wrap-around supports “address the issues that
lead to homeless” and can assist people to secure a tenancy.214 Such support services
can also generate movement on waiting lists as people may develop the capability to
enter the private rental market.215 However, it was reported that some providers can
only provide limited wrap-around supports due to financial constraints.216

Partnerships
Federal Government

Stakeholders supported strong partnerships between the Federal and State
Governments as this could encourage more structured investment program and a clear
national strategy to address housing affordability.217
Local councils

Currently, local and state governments have diverse roles in building affordable
housing.218 Each council sets their own targets, conducts their own needs analysis and
sets up their own systems.219 As part of the Big Housing Build, the state government will
assume responsibility for final decision-making.220 Stakeholders encouraged an effective
partnership whereby planning approvals for social and affordable housing become
streamlined.221
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Private sector

Stakeholders suggested that there is a good opportunity for the Government to provide
incentives to the private sector and superannuation funds to invest in social housing.222
It was suggested that super funds could be encouraged by the implementation of a
“returnable model” rather than a “marginal” one.223 Investment from superannuation
funds drives the social housing sector in the United States.224
Community housing providers

Community housing providers indicated that the Big Housing Build is not entirely
sustainable because the current grant rounds put pressure on social housing
providers.225 To access funding, community housing providers must participate in a
‘commercial bidding arrangement’ and contribute a portion of the funding.226 There are
concerns that some community housing providers and not-for-profit organisations will
go into debt to secure funding.227 Conversely, it was identified that non-for-profits may
be able to receive a return on their investments over time with the current model.228
Nonetheless, grant rounds that present significant barriers and favour larger
organisations with capital and resources to provide detailed proposals.229 Accordingly,
one stakeholder suggested that Ballarat’s community housing providers would benefit
from a clear model about how to purchase and fund housing.230 This suggests that there
is a role for local and state governments to provide support through education and
consultancy.231
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Organisations that provide wrap-around support services

Stakeholders emphasised a need for governments to consult with people who “work in
the sector” to understand the issues that lead to housing difficulties.232 These people
may include social workers, mental health providers, disability care providers and
occupational therapists. It was suggested that the Victorian Government play a role in
connecting service providers to ensure that the housing system collaborates
effectively.233
Grassroots organisations

It was suggested that the Victorian Government partner with grassroots organisations
in order to identify challenges faced by the Ballarat community.234 This could assist in
the development of effective programs that lead to positive outcomes.235 Further,
grassroots organisations may be able to assist with linking at-risk communities to social
housing providers in a culturally appropriate manner.236
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4 Recommendations
This chapter provides three key recommendations to address housing affordability in
the Ballarat region.

A

Housing

Recommendation 1

Increase the supply of diverse and affordable housing options to address shortfalls in
current supply/stock in Ballarat.
As outlined in Chapter 3, there is a shortfall of both affordable and diverse housing stock
in Ballarat. Ballarat City Council heritage and other planning restrictions have been a
barrier for increasing the supply of smaller housing options in the Ballarat region.237 As
part of upcoming planning system changes,238 consideration should be given to heritage
and subdivision restrictions in the Ballarat region.
If inclusionary zoning is implemented correctly,239 a state-wide mandate system could
increase the amount of affordable and social housing stock across Victoria.240 Therefore,
inclusionary zoning should be introduced following consultation with industry
professionals and experts.241
In addition, the Victorian Government should continue review the First Home Owner
Grant scheme and have consideration to its impact on housing affordability in regional
areas.
The changes to the Residential Tenancies Act (RTA) in 2020 are regarded to be largely
beneficial to the Ballarat region.242 However, the changes to the RTA should be reviewed
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with a focus on how the needs of vulnerable individuals and social housing providers
could be better met.243 In this evaluation, the Government should consider the merits
of international approaches to tenancies such as that in the Netherlands where the onus
for dispute resolution is shifted away from the tenant.244
The Victorian Government’s investment in the 2021-2022 State Budget to encourage the
development of a build-to-rent sector is viewed as positive.245 Similar to New South
Wales, the reduction in tax will likely supercharge investment in build-to-rent properties
in Victoria.246 The subsequent growth of a build-to-rent sector should be monitored and
subsequent tax reforms should be considered in order to further grow this sector.247
Additional tax reforms may include access to the 15 per cent managed investment trust
withholding tax rate for foreign investors, land tax and stamp duty concessions and full
credits for GST incurred on construction costs.248

B

Social Housing

Recommendation 2

Increase funding for social housing in Ballarat.
The allocations for the Ballarat region in the Big Housing Build will help address the
severe housing shortage.249 However, additional government funding is required over
an extended period of time due to the systematic underfunding of social housing by
previous governments.250 The Ballarat region requires more funding to address their

243

Participant 1, interview; Walter, interview; Heap, interview; Liversage, interview.
Cadwallader, interview.
245
State Government of Victoria, 2020-21 State Budget Overview, 23.
246
PriceWaterhouseCooper, Continuing the build-to-rent conversation in Australia (2020) https://www.pwc.com.au/taxalerts/build-to-rent-conversation-in-australia.html.
247
Ibid.
248
Ibid.
249
Liversage, interview; Walter, interview; Wheatland, interview; Gale, interview; Raynor, interview; Cadwallader,
interview; Participant 2, interview; Participant 1, interview.
250
Davies and Engels “Counting the Costs of Public Housing Estate Redevelopment in Melbourne: A comparison of
delivery options,” 64.
244

43

increasing deficit.251 Additional funding will assist housing providers to deliver more
effective services.252
In allocating government funding, consideration must be given to the needs of the
people who will be living in social housing.253 The Government must ensure that housing
is available in a diverse range of sizes.254 This must be informed by a developed
understanding of those who access social housing and the demographics of waiting
lists.255 Likewise, the proportions of housing sizes should consider the “complexities of
human life” and the likely tenures that people will have in the houses.256 Short-, mediumand long-term housing solutions are required in the Ballarat region to account for the
different needs of people with diverse experiences.257
A number of stakeholders emphasised the importance of wrap-around supports for to
help individuals experiencing housing problems. A number of worthwhile programs in
Ballarat remain underfunded.258 Specifically, housing providers are not able to offer inhouse support programs.259 Uniting suggests that their Supportive Housing Team which
operates in Sydney had a 96 per cent success rate for maintaining tenancies.260 Further,
there are few programs and services that are youth-focussed in Ballarat.261 Therefore,
the Victorian Government should invest in additional support programs to promote
successful tenancies and support vulnerable groups.262
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The Victorian Government should ensure that future programs do not put people at
risk.263 Particular consideration must be given to the safety victim-survivors of DFV and
sexual assault.264 The Government must ensure that additional risk factors are not
created due to the operation of a government program.265
Stakeholders identified that social housing stock is significantly under-utilised in the
Ballarat region.266 A lack of diverse housing options in the Central Highlands region has
resulted in an under-utilisation rate of 44 per cent.267 Accordingly, the Victorian
Government should investigate if there are ways to increase utilisation of existing and
future housing stock.

C

Partnerships

Recommendation 3

Build stronger partnerships with local, state and federal organisations to address
housing affordability deficits in Ballarat.
Strong partnerships are vital to ensure the effectiveness of a housing system.268 The
Victorian Government should partner with other levels of government.269 Firstly, longterm investment in social housing will require ongoing bi-partisan support from the
Federal Government.270 A partnership between the Federal and State Governments
could bring additional funding to social housing programs and could help develop a clear
national strategy to social housing.271
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Effective partnerships with local councils in the Ballarat region will also be needed. 272
Currently, local and state governments have diverse roles when it comes to building
affordable housing.273 Each council sets their own targets conducts their own needs
analysis and sets up their own systems.274 Specifically, stakeholders and community
members highlighted that growth of social and affordable housing is limited by local
council’s planning and heritage restrictions.275 As the Victorian Government takes over
final decision-making authority from local government in the Big Housing Build,
opportunities for community consultation will be limited.276 Therefore, the Government
must ensure that this is a streamlined approach that has clear targets, implementation
plans, combined data and integrated approaches to governance.277 Further, local
councils may consider options that will facilitate the growth of social and affordable
housing, including easing restrictions or participating in an overarching housing
framework.
Partnering with the private sector requires clear incentives and regulations.278 Research
indicated that the private sector is willing to engage in social housing investment if a
‘level playing field’ is created through incentives and channels of involvement.279 In
particular, there is significant opportunity to grow Victoria’s Build-to-Rent sector and
gain investment from super funds.280 Therefore, the Victorian Government should
review how the private sector could be incentivised to invest in affordable housing.281
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Strong partnerships with housing providers should be established.282 A framework to
promote the sustainable development of social housing should be developed for
housing providers.283 This could assist community housing organisations avoid
commercial bidding arrangements for funding. In addition, a number of requirements
could be incorporated into this framework, including specific safety requirements for
people who are experiencing family violence. As part of this framework, the Victorian
Government may provide consultancy and education for community housing providers.
Likewise, the Victorian Government should establish a partnership with service
providers including mental health services, disability care services and providers that
provide wrap-around supports.284 This assist governments to make decisions with a
thorough understanding of the issues facing the region.285
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Conclusion
This report analysed the impact of housing affordability on the Ballarat region. Following
Victoria’s COVID-19 lockdown, the Ballarat region’s population and the real estate
market have grown significantly. As a result of the increased demand, the Ballarat region
experiences significant unaffordability for housing and has very low vacancy rates. These
issues have compounded existing concerns about a growing number of individuals
experiencing housing stress in the region.
In Chapter 2, this report identified the groups that are most significantly impacted by
housing affordability in the Ballarat region. Practitioners expressed that these
individuals have individualised experiences that must be considered in decision-making.
Subsequently, this report evaluated a range of policies, programs and services that
address the impacts of housing affordability in the region. In particular, a significant
deficit in the supply of housing and social housing was identified. There were a number
of barriers to increasing the supply of housing to meet the needs of Ballarat’s growing
population. Further, the lack of social housing stock has limited the capacity of housing
providers to deliver services to benefit the community. Stakeholders suggested that
partnerships with the different levels of government, the private sector and service
providers would assist the Victorian Government to develop a housing system that
better meets the needs of all individuals in the Ballarat community.
In Chapter 4, three key recommendations were provided:
1. Increase the supply of diverse and affordable housing options to address shortfalls
in current supply/stock in Ballarat.
2. Increase funding for social housing in Ballarat.
3. Build stronger partnerships with local, state and federal organisations to address
housing affordability deficits in Ballarat.
Fundamentally, the shortage of affordable and social housing in the Ballarat region must
be addressed. The Victorian Government may increase supply by removing barriers to
affordable housing availability, providing additional funding for social housing and
building strong partnerships to streamline decision-making capabilities. Ultimately, this
48

report concludes that the impacts of housing affordability are broad, affecting
individuals, the community and support services.
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Glossary
Affordable housing – housing that is appropriate for the needs of a range of very lowto moderate- income households, and priced (whether mortgage repayments or rent)
so these households are able to meet their other essential basic living costs.
Head-leasing – a practice undertaken in the community housing sector, where nongovernment organisations head-lease housing stock from the private sector and state
and territory governments and sublease it directly to the tenants.
Housing affordability – refers to the relationship between expenditure on housing
(prices, mortgage payments or rent) and household incomes, and usually uses price-toincome ratios to measure affordability.
Inelastic – a situation where an increase or decrease in the price of an asset, good or
service does not result in the parallel increase or decrease in its supply.
Housing stress – a household paying 30 per cent or more of its income on rent.
Residual measures – a measure of the ability of a household to maintain an acceptable
living standard after housing costs have been deducted.
Inclusionary zoning – a land use planning intervention by government that either
mandates or creates incentives so that a proportion of a residential development
includes a number of affordable housing dwellings.
Build-to-rent – a residential development in which all apartments are owned by the
developer, often a managed investment trust, and leased out to tenants.
Social housing – short and long-term rental housing that is owned and run by the
government or not-for-profit agencies.
Public housing – a form of long-term rental social housing that the government
manages.
50

Community housing – secure, affordable, long term rental housing managed by not-forprofit organisations for people on low incomes or with special needs.
Mixed-tenure developments – an urban planning strategy in which poorer and more
affluent residents live in a mixed community.
Grassroots organisations – organisations that are primarily made up of civilians
advocating a cause to spur change at local, national, or international level.
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Appendices
Appendix 1 – Community responses to a range of statements
Responses to the question: “To what extent do you agree with the following
statements?”
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Appendix 2 – Community perspectives on the biggest issues facing
the Ballarat region
Responses to the question: "What do you think are the biggest
issues facing the Ballarat region? Please select three options that
you think are most important."
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Appendix 3 – Community perspectives on strengthening
connections between the Ballarat community and social housing
communities
Responses to the question: "What could strengthen the
connections between the Ballarat community and social
housing communities? Please select three options that you
think are most important."
Aim for social housing to be a path to private housing
wherever possible.

1

I dont think the wider community should have too much
input or nothing will get built

1

Wrap around services provided onsite to social
housing/public housing hubs such as outreach workers

1

Consult with experts rather than council representatives

1

Involve the wider community in decisions that affect
their neighbourhood

33

Speak with tenants, listen to their experiences and
involve them in decisions that affect them

42

Create sports, play and recreation areas on social
housing sites

21

Include shops and other essential services on social
housing sites

23

Build housing near essential services (e.g. public
transport, schools, health services etc.)

35

Have more mixed housing in new neighbourhoods (e.g.
private, affordable and social housing)

31

Build social and affordable housing with better access to
jobs and employment
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Appendix 4 – Community perspectives on supporting a housing
system that better meets the needs of the community
Responses to the question: "With respect to housing in the
Ballarat region, what can the Victorian Government do to
support a housing system that better meets the needs of the
community? Please select three options that you think are most
important."
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17

Provide financial advice services to help people buy their
own home
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Provide improved security of tenure for those living in
social housing
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40

Appendix 5 – Qualitative community feedback
•

“a scheme for social housing tenants to actually become a home owner of the
property they rent.”

•

“People who are allocated housing by authorities, eg social services, must give
houses with more than 1 bedroom to families only, not to single people”

•

“Stop with the heritage crap and get with the times and growth of the city not
block developments cause the old people of Ballarat want to keep there heritage”

•

“Please listen to home owners before building places like Mitchell apartments. We
as a neighbourhood had a huge petition signed when it was first proposed and
before this second addition and it was ignored. We now have cars broken into
nightly. Speeding cars past our kids. Graffiti. Litter. And our neighbourhood value
is reduced and dangerous”.

•

“I have lived in social housing areas before, and there is a "ghetto-like" prejudice
from the wider community, which is not helpful. I am also concerned that the
money allocated will be frittered away, and not result in more and better housing
for those who need it. I hope whoever administers the funds, has accessed the
wealth of information on previous emergency and affordable housing initiatives,
and so the funds will be put to maximum use, for all who need assistance.”

•

“Assistance for public housing tenants to learn how to maintain the property they
rent also financial mentoring to help improve their financial position in the
community. Self-worth training and resilience training. Public housing
departments need to maintain new and old housing in a prompt response to
tenants requiring maintenance”

•

“I am over 60, renting and was declined a housing loan. (Unless I paid it back
within 7 years...impossible) Even though I still work full time, my future housing
options are limited and scary. More affordable and accessible housing options are
vital.”

•

“Improve infrastructure and jobs availability that will attract people to Ballarat and
will open up many opportunities.”
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•

“Not a huge fan of this happening. Ensure there are more police.”

•

“Supporting more new home buyers would be great. The fact a lot of new houses
in Ballarat are being bought by investors makes drives the price up for a new
house and unachievable. More first owners and builders’ grants.”

•

“A lot of new built investment properties are too expensive to be rented by the
average worker. With rent around $350-$400 for the new built houses. It’s also
unachievable for the average renter in Ballarat.”

•

“We need both long term and short-term solutions to the housing shortage.
The need is NOW.
Housing in motels short term is not a solution if people are frequently moved
around and if they have no access to shops, schools etc.
We need to find safe emergency accommodation for families and people of all
genders.
We need follow up support once housing has been established.
We need reliable information centres where people can access information about
services available to them.
We need financial advisory centres....one stop information centres guiding people
through tough times and times of crisis.
WE NEED MORE FUNDING...MORE ACTION LESS TALK.”

•

“I will never own a home as people on pensions (disability etc) are not looked at by
banks. The government needs to introduce a scheme to address this”
“a scheme for social housing tenants to actually become a home owner of the
property they rent.”
“Your own house is the only investment that is not taxed. I’m sure this is
encouraging people to build, and stay living in, big expensive houses when they
don’t need them. We need to change the tax system.”

•
•

•
•

•

People who are allocated housing by authorities, eg social services, must give
houses with more than 1 bedroom to families only, not to single people.
Stop with the heritage crap and get with the times and growth of the city not block
developments cause the old people of Ballarat want to keep their heritage
When is the homebuyer fund to be implemented, as mentioned in the recent
budget for Victoria? More support for low to middle income families for rental
support or to acquire funds to be used as deposit to build our own homes. High
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rental prices for average rental properties and foreseeable high price for new
house.
•

“The flood of Melbourne people moving to Ballarat has had a huge impact on both
the rental and buyer market. Inspections for rentals now have 50+ people looking.
As a single mature teacher, I have never been knocked back for a rental
before...until this year. Houses are also unaffordable if you are on a ‘regional’
wage. The 20% deposit for a $400k (not even expensive anymore), is virtually
unattainable. By the time I save, houses have gone up again.”

•

“I strongly believe many people in Ballarat are struggling more than they should be
in a wealthy country. Social housing desperately needed in larger numbers.
Waiting lists are ridiculously long”

•

“Whilst the waiting list and how many are waiting for housing has increased, the
number of houses around has not increased to the same capacity, hence even
slower wait lists”
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Appendix 6 – Feedback from community members who have lived
in social housing
•
•

•

•
•

•
•
•
•
•

•
•

“Try building house mixed in with other properties like privately owned and other renters
don’t just have housing commission house in one area”
“There needs to be something done to get those who need housing into houses and those
who are just generationally born into it into jobs so they can change their future and that of
their children’s”
“Build low cost, environmentally friendly houses, with low running costs, reusable building
materials, provide incentives to salvage materials from old buildings to reduce rubble waste
and the appalling waste of developers, use sophisticated town planning design such as
modified aesthetics and design overlays to achieve a cohesive result, low fencing to increase
connection between buildings on the landscape,”
“Find out what the needs are first...”
“Essentially we just need more of it. It doesn't make sense that someone can own 5 houses
yet someone else is homeless. We need a holistic approach to housing where housing is
treated as a basic human right.”
“Dramatically reduce the waiting time list”
“I have sought social housing, but the waiting list is too long”
“Put my name on public housing list many many years ago. Did not get it and turns out did not
need it. Best govt action would have been to give me financial planning advice.”
“There needs to be more crisis housing, especially for Domestic Abuse situations.”
“NRAS is bullshit. My rent was continually hiked to the point I was forced to make a horrible
situation of attempting to share a property with my ex-husband. My mental health is now on
the line and I'm highly suicidal. I see no other option of escape. I have no where to go because
rental prices are simply unaffordable.”
“There needs to be more houses for the expanding waiting list of people needing homes.”
“There is no access to housing support from what I can tell. You need to be completely on the
street before anything can be done. There needs to be help before it is this bad as people stay
in situations, they should not just to avoid being homeless”
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Appendix 7 – Stakeholder perspectives on whether housing is
affordable in the Ballarat region
Responses to the question:
"Do you agree that housing is affordable in the Ballarat region?"
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Appendix 8 – Stakeholder perspectives on whether housing meets
expectations
Responses to the question: "Does housing in the Ballarat region
meet the expectations of the community, employers and people
seeking or living in social housing?"
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Appendix 9 – Stakeholder perspectives on further actions the
Victorian Government may take
Responses to the question:
"With respect to housing in the Ballarat region, what can the
Victorian Government do to support a well-functioning housing
system that better meets the needs of the community, employers
and people who require or use social and
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4

More affordable housing options (cooperative housing, sharedequity ownership models, community land trusts etc.)

10

Mortgage deposit grants for low-income workers

3

Fund build to rent models for affordable housing

5

Provide financial advice services to help people buy their own
home

2

Provide improved security of tenure for those living in social
housing

3

more safe social housing for those on income support

1

Creating specialised transitional social housing options for
victims of family violence to provide a pathway out of…

1

Support grassroot communities that have demonstrated zeal,
skill and need to manage social housing for their community.…

1

Support more tiny house projects to house the poor and the
older residents

1
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Appendix 11 – Stakeholder perspectives on strengthening the
connections between the Ballarat community and social housing
communities
Responses to the question:
What could strengthen the connections between the Ballarat community,
employers and affordable and social housing communities? Please select three
options that you think are most important.
Support grassroot community organisations to have some level
of guided control of social housing for their community.

1

Ensuring the safety of social housing is key for victims of family
violence, which can be maximised by following feminist
urbanism principles for urban planning and ensuring social…

1

Bring the essential services to the new housing estates and
suburbs

1

Involve the wider community in decisions that affect their
neighbourhood

3

Speak with tenants, listen to their experiences and involve them
in decisions that affect them

11

Create sports, play and recreation areas on social housing sites

3

Include shops and other essential services on social housing
sites

1

Build housing near essential services (e.g. public transport,
schools, health services etc.)

13

Have more mixed housing in new neighbourhoods (e.g. private,
affordable and social housing)

9

Build social and affordable housing with better access to jobs
and employment
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Appendix 11 – Stakeholder perspectives on the most important
services to help people find and secure housing
Responses to the question: "Which services are most important to help people
find and secure housing? Please select three options that you think are most
important."
A service that supports the maintenance of private tenancies
through negotiating and advocating for tenants with private
real estate agents. (This was a model trialled on the NSW midnorth coast).

1

more houses

1

A housing support service for people who are struggling to
keep their home

10

A service which helps people to move out of social housing and
into private rentals

3

A service that provides support and advice on available
housing

10

Easy to find information on how to access housing

6

A website with information on the types of housing available

1

A service connecting people to the services that they need

9

A service connecting people to health and mental health
services
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Appendix 12 – Stakeholder perspectives on improvements to social
housing
Responses to the question:
"What can the Victorian Government do to make social housing better suit
the health and wellbeing needs of residents? Please select three options that
you think are most important."
Long term leases for social and affordable housing,
encourage sectors to work more closely together

1

Support grassroot community organisations to have some
level of guided control of social housing for their community.

1

Case management to support people with specific support
needs

8

Increase investment in specialist housing

7

Build larger housing for family or group accommodation

2

Improve safety and quality of buildings

6

Improve security of buildings and houses

4

More green spaces for exercise and recreation activities

2

Improve maintenance of social housing

5

Upgrade existing social housing

3

Build water and energy efficient housing

4

Design accessible housing for people with a disability or
limited mobility

11
0

2

71

4

6

8

10

12

Appendix 13 – Stakeholder perspectives on the best ways to
stimulate growth in social and affordable housing
Responses to the question:
"What are the best ways to stimulate growth in social and affordable housing?
Please select three options that you think are most important."
Mandate minimum levels of affordable housing as part of new
developments

13

Require a financial contribution for affordable housing as part of
new developments

6

Use surplus government land for social and affordable housing

5

Increase government investment in social and affordable
housing

11

Reduce delays in planning approvals for social and affordable
housing

4

Streamline planning approvals for social and affordable housing

3

Institutional investment in social and affordable housing (e.g.
super funds, banks, trust etc.)
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Appendix 14 – Stakeholder perspectives on partnerships
Responses to the question:
Who do you think the Victorian Government should partner with to deliver
improve the accessibility and availability of housing in Ballarat? Please select
three options that you think are most important.
Grassroot community associations who demonstrate zeal, skill
and need.

1

Ballarat residents

3

Community and housing providers

10

Banks

1

Developers

7

Large scale investors like superannuation funds

3

Local community groups

3

Local employers
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Local governments
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Federal government
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Appendix 15 – Stakeholder suggestions of opportunities for social
housing in the Ballarat region
Responses to: “Can you identify any opportunities for affordable housing in the Ballarat region? This
could include vacant land or properties that could be reconfigured.”
• “The old sale yards”
• “There is many land developments in the western suburbs of Ballarat which would be a great
opportunity for affordable housing.”
• “Many of the families we work with do not have their own transport, and really need to have
access to more affordable housing in central Ballarat - or at least very good public transport
routes (safe, regular services)”
• “For new development, this question should be directed to City of Ballarat to identify in the
planning scheme”
• “The City of Ballarat, for example, have a number of properties that are vacant across Ballarat.
Such can be re-purposed and used for community social housing programs.”
• “Certainly vacant government land would be well used in this regard”
• “There are a number of parcels of land council have identified that they looking to sell in th near
future which could be utlised.”
• “I think the setting up of semi-permanent of transportable houses that could be used for
emergency housing (like they have used post the bush fires in early 2020) Buy blocks of flats
that could be supported by community and welfare services that support emergency and
medium term accommodation”
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Appendix 16 – Stakeholder suggestions of further support that
would be of value to their organisations
Responses to: “What further support would be of value to your organisation?”
• “Access to available and affordable private and public rental options”
• “Information to circulate to the broader community about this project to keep people informed
and take them along on the journey. Neighbourhood Houses can share information using
various methods, including community newsletters.”
• “More safe social housing, the lack of investment over many years has resulted in a lack of
available properties”
• “Housing is a key issue for the response to family violence, and places numerous pressures on
the service system seeking to address family violence. Housing pressures can force women into
or to stay in violent situations. Experiences of real estate agents threatening eviction or
blacklisting as women are navigating leaving a violent relationship (behaviours which are
actually illegal) are extremely distressing and take up a disproportionate amount of case
managers' time. Emergency housing is frequently fully occupied, partly because there are no
pathways to more permanent housing except private housing or the social housing waitlist,
which does not always prioritise victim survivors. Considering how the social housing
investment that is coming in Ballarat can be designed to address some of these issues (as
suggested in answers to questions above) would be extremely valuable, as would exploring
options for increasing emergency accommodation and education for local estate agents about
their role.”
• “Supporting young people to access affordable housing. Many young people struggle to enter
the rental market due to either not having desired job security (eg full time or ongoing work vs
casual) or no previous rental record”
• “Provision of more transitional housing”
• “Consult with young people more regarding their needs, the gaps, the challenges that they
currently face when the only affordable housing options are on the fringe of Ballarat, with poor
public transport services. Waiting at bus stops, walking between bus stops and homes are often
not safe options either.”
• “identification of gaps which exist beyond identification and construction of houses”
• “Support grassroot community organisations to have some level of guided control of social
housing for their community.”
• “Low-cost small homes for the aged so we can retain our independence and mix with the
community”
• “Further funding opportunities or partnerships with local council and government.”
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•

“Many, many smaller houses that could be used for short to medium term accommodation
many many more affordable housing options with long term leases2 More opportunity to case
manage those clients that are at risk of homelessness due to family violence”
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Appendix 17 – Additional stakeholder feedback
Responses to: “Do you have any further feedback or information you would like to add?”
• “promote government policy that values secure housing for everyone over real estate as
investment”
• “With families from diverse cultural backgrounds, we find that it is often challenging to find
larger homes - and then properties that are both large and affordable! Sometimes families will
need to share homes (ie combined family households) to afford the rent - but then real estate
agents and landlords are often not happy about this.”
• “My main point here remains that you support grassroot community organisations to have
some level of guided control of social housing for their community.”
• “Support tiny homes, its smart, low cost, low impact on the environment”
• “Look at other countries and what they are doing in relation to social and affordable housing
e.g. Finland, Norway”

77

