Dévelopment

Housing Mix

Fact Sheet by Nicole Gurran posted 04 Jun 2008

A sustainable community is a diverse one, accommodating people of different life stages, incomes, and
household composition. For instance, a nuclear family islikely to prefer alarger dwelling with several b
edrooms and access to private open space; a university student may seek shared accommodation; a
young single professional may require a small apartment, while an elderly couple may seek an easy care
unit within aretirement village. All of these groups will have very strong preferences for the location t
heir homes ? some will prefer the inner city while others may more space in an outer suburban area.
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A sustainable community is a diverse one, accommodating people of different life stages, incomes, and household
composition. For instance, a nuclear family islikely to prefer alarger dwelling with several bedrooms and access

to private open space; a university student may seek shared accommodation; a young single professional may

require asmall apartment, while an elderly couple may seek an easy care unit within aretirement village. All of

these groups will have very strong preferences for the location their homes &* some will prefer the inner city while oth
ers may enjoy alarger house with more space in an outer suburban area.

Similarly, different income levels and patterns of employment require a choice of housing tenures. Rental housing
IS an important source of accommodation for those who require flexibility or for whom home ownershipis
unsuitable given their current life stage or capacity to service mortgage repayments. Many Australians value and
aspire to home ownership, or to upgrade their existing house. New residential development areas provide a
significant opportunity for households to enter home ownership, particularly if housing is available at different
price points. Public or social housing provides an important alternative to home ownership and private rental



housing.

As housing affordability problems deepen for low to moderate income households in Australia, public or social
housing or other forms of affordable rental accommodation may be the only opportunity for many to access an
appropriate home within a community they are connected to.

The following sections provide information about achieving housing mix in new development. Approaches to
housing diversity, adaptable housing and universal design, tenure mix, and housing affordability are outlined.

Housing diversity

Socially and economically vibrant communities are underpinned by diverse housing opportunities A From family ho
mes to smaller villas or terraces, apartments and accommodation suitable for seniors, different housing types

within existing and new communities extend the appeal of an areato many different groups.A These different gr

oups or & market segmentsd€E™ &€* single people, couples, parents with children, extended families, & empty nestersa
ecific housing needs and preferences.

Housing needs and preferences relate to:

eDwelling size and design (numbers of bedrooms, bathrooms, availability and type of open space);

eDensity and scale (whether the dwelling is detached on a single allotment, semi-detached, or forms part of
low rise attached housing (such asterrace or row houses), apartments and villas, or medium and high rise
apartment buildings,

e|_ocation (household preferences may focus on a particular neighbourhood, or relate to amenity and
accessibility criteriathat could be met in several areas of acity, town or suburb);A

L(;cation also relates to the type of development area &€ within an existing urban setting (known as &odorownfiel d&€e «
ill&€+ development), or on previously undeveloped land in a new suburb, often on the urban edge (known as &€oe
greenfield&€e development);

eTenure (owner occupation, private rental, or public / community housing rented from a government or
community based landlord).

The term &€ochousing careera€s is used to describe movement through different housing forms and tenures. A For instan
| housing career might begin as a dependent child in the family home; a move to shared rental apartment, then to

the purchase of afirst house, alater trade upwards to alarger property, and so on perhaps until a move into

retirement accommodation.A A

Factors influencing housing needs and preferences include:

e|ncome and income stability
eHoushold size and type

eAge and life stage

oCultural backgrounds and practices
e_ocation of employment or education
eFamily or social ties

o ifestyle and interests



eIndividual aspirations and preferences for particular residential settings and facilities

Housing diversity allows people to remain tied to their community throughout their life stages. A Developments th
at contain opportunities for housing diversity will appeal to a broad cross section of potential buyers and investors.

Designing for housing diversity involves understanding the existing or potential demographic composition of a
particular area, based on its location and the different amenities and facilities it will contain.A However, because ho
using preferences include a vast and complex range of factors beyond the actual demographic composition of a
household, so it is difficult to achieve a perfect match or &€7fita&€™ between household type and housing size or form.A
offer avariety of types, having regard to broad demographic trends and preferences.

Case Study: Diverse housing at Nelsons Ridge, Western Sydney

Nelsons Ridge is an innovative master planned development near Parramattain Western Sydney.A The de
velopment of approximately 1,500 townhouses has been designed for housing diversity, affordability, and
sustainability.A

Thereis a strong emphasis on the public realm as afocus for community activities and recreation, with about

5.2km of bike tracks, and serval parks, play grounds and picnic areas.A A local shopping centre iswithin walking di
stance A Natural landforms, waterways and vegetation have been preserved and enhanced as much as possible.
Thereisamix of housing types & from single family homes to attached townhouses and low and medium rise apa
rtments, which overlook open space.

Housing costs have been minimised through the use of small sized lots and careful building designs.A New ho
using forms, such as studio apartments above garages, provide flexibility for households.

Sales have been strong and completed housing includes owner occupied and rental accommodation.
When complete, Nelsons Ridge will house up to 4,000 people.

Adaptable housing, flexibility and universal design

One way to achieve housing diversity in resonse to community needs and preferences over timeisto design

homes in aflexible way so they can be changed later, as the needs of occupants change.A There are different ap
proaches to achieving this flexibility in the design of developments and housing.A

Adaptable housing is designed at the outset to be modified in response to the changing needs of occupants.A De
signing for adaptability at the outset avoids costly renovations later, and makes it easier for peopleto remainin

their homes asA their circumstances change.A Adaptability increases the longevity of housing and its potential appe

al to different households, so can add to its value. There are Australian standards for adaptable housing design

(see Australian Standard AS4299 4€* 1995).A

Developers may choose to incorporate adaptable housing design as a point of difference to attract, for particular

market segments A Government or community based housing providers may also purchase housing that is de

signed according to adaptable housing standards.A A A A A

The umbrellaterm & universal design&€™ describes an overaching movement promoting flexibility, ease of access and
r everyone, including but not limited to, people with disabilities. A Universal design recognises easthetics as a de

sign criteria, so avoids stigmatising facilities that are intended to help people with a disability.A For instance, rather th
an awheelchair ramp leading to a separate entrance way, universal design promotes smooth, level entrances and

wide doorways.A Such approaches increase comfort, safety and amenity in residential environments.A They appeal to m



any sectors of the community & from older people and those with a disability to families with small children req
uiring easy access for prams.

Many builders and developers have begun to offer flexible housing designs thatA can be reconfigured or extended at
alater stage. A These offer an accessible entrance point to home ownership allowing buyers to add to, upgrade, or re
configure their homes as they require. A Subject to prevailing planning controls, the concept can even be applied to me
dium density housing.A In Toronto, for example, devel opers are experimenting with apartments that can be di

vided into separate dwellings, providing an additional income for occupants or additional space when required.A

Other forms of flexible housing support livingA and work arrangements, for instance a self-contained room or st

udioA at the front of the dwelling.A

Further information:
Australian Standard AS4299 &€ 1995 (Adaptable Housing)

Case Study: Smart housing in Queensland

The Smart Housing program promotes sustainable housing design in partnership with 13 Queensland government
agencies, the Royal Australian Institute of Architects and the Building Designers Association of Queensland.

Smart Housing designs emphasise principles of universal design, climate sensitivity, environmental sustainability

and cost efficiency.A Exhibition homes have been established in Brisbane, Townsville and Cairns.A Smart housing desi
gns are being incorporated within new residential subdivisions and public housing developments and retirement
villages, such as &€0eThe Greena€s near Brisbane. A Onsite caravans are being replaced with attractive and environm
entally sustainable kit homes, which are cheaper to run, and designed to adapt to changing household needs.

Tenure mix

Housing tenure refers to the legal arrangements for occupying ahome. A Househol ds make decisions about the ty
pe of tenure theyA want based on a number of considerationsincluding:

eincome and job stability, particularly the capacity to afford mortage payments or rent for the type of housing
they require

estage of life

efuture intentions.A

Australians have traditionally expressed a very strong cultural preference for home ownership, with over 70% of
Australians owning their homes outright or paying a mortgate on the home they occupy.

Rental tenure has been viewed as a form of more temporary accommodation in Australia A About 22% of ho
useholds rent in the private sector and less thanA 6% are in public rental housing or housing rented from a co
mmunity based landlord.A

Housing trends in Australia have changed in recent years.A While the overall proportion of people in &€ owner occup
ation&€™ has remained fairly constant, there is evidence to show that people are delaying home ownership and ent
ering the market at alater age.A

Many attribute delayed home purchase rates to higher housing costs and growing unaffordability.A Others explian lo
wer rates of home ownership amongst younger generations as a lifestyle choice, influenced by changed patterns



of employment, increased mobility, and new approaches to consumption.A For high income earners, housing te
nure decisions might reflect alifestyle choice but for many low and moderate income earners, home ownership
has become inaccessible.A For these groups, rental tenure may become along term solution.

Many low income households and those with special needs find it difficult to access affordable and appropriate
housing on the private market.A Public and community housing offers secure accommodation and rents that are fi
xed to household income, so that low income households never pay more than 30% of their income on housing.

A A A A A

Attractive and well designed private and public rental housing is an important part of the development mix.A Inner ci
ty areas more easily accommaodate higher levels of rental housing, as many people will make trade offsin terms

of space or housing type to enjoy the vitality and accessibility of the city.A

Sustai nable communities demonstrate a good balance between housing designed for owner occupation and

housing likely to be attractive to investors to manage as rental accommodation.A

Housing Affordability

Increasing housing costs in Australia mean that many low and even moderate income earners are finding it

difficult to access home ownership, particularly in the capital cities. A Affordable housing underpins regional pr
osperity &€ accommodating key workers like nurses, teachers, police, cleaners or hospitality workers.A Y ounger and ol
generations often depend on affordable housing to maintain the social and familial support networks that underpin
strong sense of community and social sustainability.

For developers seeking to maintain arange of products at lower price points, and to maintain sales velocity,

housing affordability is a serious concern.

House prices (and affordability) are a function of many factors, including:

el_and values

e|_and development costs (including the costs of constructing serviced lots, approval costs and delays, and
government charges).

eHousing construction costs (and associated fees and charges)

eDemand for housing in particular locations and availability of alternatives

eCapacity for different sectors to compete on the market for housing (based on their income level, access to
and cost of mortgage finance)

There are anumber of complex macro economic factors that affect the capacity of households to afford home

purchase, particularly changes in household incomes and the availability and cost of mortgage finance. A

Providing diverse housing types within new residential developments contributes to housing affordability,

delivering housing at different price points for home purchase and rent.A The costs of individual homes can be re
duced through smaller lot sizes (reducing the land costs), smaller dwellings, and modest building designs.A

The location and design of housing affect affordability across all tenures A Rising fuel costs mean that even lower pr
iced housing may not be affordable for many householdsiif it is not accessible to public transport, jobs and

servicesA A Total life cycle costs of housing &€* including maintenance costs and costs associated with heating and co
, should be considered when designing for affordability.

Some forms of affordable housing are targeted specifically for those on low and moderate incomes (up to 120%



of areamedian income).A For these groups, affordability is defined as 25-30% of income.A Affordable housing can co
r home ownership, private rental and public rental tenures A A

In Australia, dedicated affordable housing has traditionally been confined to the public or &€cesocial&€e rental sector.A ¢
ousing istargeted to very low, low, and sometimes moderate income groups, and is an important part of the

overall housing system.A

New affordable housing products are emerging in Australia, including low cost home ownership (linked to
affordable finance) and shared equity housing (where the equity is shared with anot for profit housing agency).A Pr
ivate developers and builders can be involved in providing affordable housing for low and moderate income

earners by:

eConstructing housing that is then purchased by a government or community provider of affordable housing

eParticipating in joint ventures or partnerships, where developers collaborate with a government or community
sector partner to achieve an affordable housing or mixed tenure housing outcome.A  Such partnerships typically fo
cus on the redevelopment of existing social housing estates, or the use of land in government or community
ownership.

Case Study: Affordable home purchasein South Australia

In South Australia, an affordable housing & property locator&€™ alerts low and moderate income first home buyers of t
in their price bracket. A Homes listed on the website include affordable housing ventures between the private sector an

d HomeStart Finance. A HomeStart is a statutory corporation established by the South Australian Government to fa
cilitate home ownership by lending to lower income households.

Eligible low and moderate income households have first preference on many of the homes available on the online
property locator.A Other private developers offering lower priced homes may also apply to list their properties on th
esite.

Key Issues

Benefits

Designing for housing mix means your development will appeal to people at different life ages and stages,

catering to different market niches.A Broader market appeal increases sales to owner occupiers.A Attractive rental oppo
rtunities (including houses and apartments that are purchased by investors) increases the potential flow on market

from existing residents who may eventually purchase in the area, provided they are able to find housing in line

with their needs and aspirations.

Incorporating principles of universal design, or adaptable housing, may further broaden the appeal of your
development.

Including specific opportunities for affordable housing, targetted to low or moderate income groups may make

your development eligible for valuable planning incentives or concessions.

Housing diversity avoids problems of unbalanced service and infrastructure needs arising from an over



representation of particular demographic groups.A For instance, communities with an overwhelming predominance of
nuclear families will have high peak demands and needs for schools, childcare and playground facilities while a
predominance of seniorswill have different requirements for facilities and services. A

Diverse housing opportunities situated in close proximity to neighbourhood shops, services, and open space,

support a diverse population and contribute to sense of place and community.A

Risks

Designing for housing mix generally reduces the risks associated with residential development.A Diversity of ho
using product means more opportunities to appeal to a broader market base.A

Risks are al'so minimised by ensuring that your development is well located to access transport and services, and
that infrastructure and amenities are in place up front.A Thisis particularly important where higher density de
velopments are intended.

External factors such as interest rate rises might reduce the affordability of your development for potential sectors
of the market, especialy first home buyers.

Some devel opers reduce risks by securing a proportion of pre-salesto social housing or non-profit housing
providers.A These sectors are often able purchase well designed housing even during times of market downturn.A

Savings

Designing for housing mix provides more flexibility.A It allows you to maximise the yield from your site and ap
peal to the broadest range of potential markets.

If your development includes affordable housing it may be possible to access valuable planning incentives like
increased development potential or other planning concessions (discounted application fees, or faster approvals).A
If your development includes housing that meets standards for adaptable design, you may be able to secure pre-
salesto social or non-profit housing providers.

There are also potential cost savings associated with subdivision and building techniques designed to improve
affordability, such as smaller lot size creation, and smaller and more modest dwelling design.A

Costs

There may be some upfront costs associated with establishing diverse housing designs.A But diversity means you ca
n customise housing mix to maximise the potential of your site.A

Applying the principles of universal or adaptable design may be associated with additional investment but they

have long-term benefits for residents and can be a saleable item. Sustainability features for water and energy
efficiency may aso add more upfront costs but these will diminish quickly due to efficiencies of scale and asthe
cost of environmental technology drops. The market isincreasingly willing to pay for sustainability features and
they are becoming a point of difference for many housing developments.A

Some local government areas have land use requirements for developers to include a contribution for affordable
housing, as a condition of planning approval .A Where these contributions are specified in the planning instrument, th
ey should be calculated at the time of land acquisition, and factored into the price paid for land.

Barriers



In some locations, planning controls may prevent some housing forms, like homes on smaller lotsA While smaller o
t sizes can reduce development costs per dwelling, making prices more affordable, in some local government

areas planning regulations prevent smaller lot subdivisions.A In other areas there may be barriers to attached and me
dium density housing.A

If there is a demonstratedA need for housing in the area, if the development siteiswell located in relation to se
rvices and transport, and if there are no overwhelming environmental considerations, planning authorities will
usually consider requests to vary planning controls to facilitate well designed housing development.A

In other cases there may be initial resistence by some members of the local community to new housing forms that
differ from prevailing dwelling styles.A If your development is consistent with local planning goals, your local co
uncil should assist you in addressing these concerns.

Sometimes smaller dwellings (like studio apartments) which provide affordable affommodation, fail to meet the
lending criteria of sdifficulthfinancial institutions, so may have lower marketability.A Identify finance issues du

ring feasibility and planning stages.A

Benchmarks

Benchmarks for measuring housing mix relate to:

ethe proportion of new housing designed according to adaptable housing standards (10-40% is a reasonable
benchmark, depending on the target market groups);

ethe mix of different housing types and bedroom configurations,

ehouse price points (agood target isto aim for at least 25% of dwellings to be affordable to moderate income
housholds (up to 120% of area median, although thisisincreasingly unrealistic in many metropolitan areas of
Australia).

Development phase actions

Feasibility

During feasibility planning, consider the likely feasibility of different subdivision configurations, housing design
and density mixes, in relation to forecast market demand and preferences.A The costs of any local government de
velopment contribution requirements should be identified at feasibility stage so they can be factored into the land
price. Similarly, the possibility of negotiating a development bonus in return for contributions (such as an
affordable housing dedication) should be considered at feasibility stage. A

Other considerations to bear in mind during feasibility planning include potential interest rate movements and
how to resolve any issues associated with finance for innovative and more affordable housing products.A

High interest rates limit the amount potential purchasers can borrow, so can have a deflationary impact on
existing house prices. While this may have a positive impact for those yet to enter the market, for those already
paying amortgage, increased interest rates make their housing payments less affordable.A Interest rate movements ma
y also affect feasibility for staged housing developments.

Planning



| dentify whether your development plans are permissible under the local planning scheme or whether a variation
isneeded.A Thisisthe time to explore the potential for any planning concessions to be negotiated to support gr
eater housing diversity or affordability in response to local community goals.

Meset early with the local planning authority and discuss your plans with them before you submit proposals for

final approval. A The planning authority might provide you with recent demographic data that could assist you in pl
anning for alarge development.A The planning authority can also alert you to any future developmentsin the vi
cinity of your project &" such as anew retail centre or planned centre upgrading.

Consider how your development will connect with neighbouring precincts.A It is best to facilitate permeable co
nnections rather than isolate your development from surrounding areas. A This means several pedestrian and road ac
cess points rather than a single entrance way or gated entry. Read more about connectivity and community
integration.

Plan your development so that facilities and services are available from the very beginning.A Parks, landscaping, bu
s services, shops or schools for larger communities, will be amajor selling point for your development.

Design

The design phase involves identifying an optimal configuration for housing mix and diversity, emphasising higher
density housing forms near major services and amenities.

Denser housing forms are best located in proximity to high quality retail centres and public transport, or other
quality lifestyle and recreational opportunities (such as waterfronts).A In these locations, shared public space and tr
ansport opportunities can subsitute for private open space and the need for some personal travel by car.

Density can be increased without reducing the character and feel of a neighbourhood by interspersing smaller lot
sizes and dwellings, and enabling accessory dwellings to form part of larger single family dwellings, providing
flexibility for future household needs.

If government or socia housing providers are likely to purchase a proportion of the housing within your
development, consider consulting them about their needs during the design phase.

Construction

Keep construction costs low by using modest building materials and by sequencing the development to secure
cash flow.

Lot Creation

When creating lots, seek smaller allotments for detached and semi-detached housing, while alowing larger
allotments for high or medium density housing forms near services.A

Completion

Early availability of services and amenities will make your development far more attractive to residents and
potential purchasers.A

If opportunity permits, a post occupancy survey of residents might offer valuable information that you can
incorporate in the planning of your next development.



eSmart Housing Design Objectives - Qld Dept Housing

: eUniversal Housing Design Booklet - Qld Dept Housing

i eAustralian Standard AS4299 &4€* 1995 (Adaptable Housing)

eHousing affordability for lower income Australians - AHURI Report

eNSW Housing Kit for L ocal Government (with information about affordable housing)

oCost-Efficiency Booklet - Qld Dept Housing
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http://www.build.qld.gov.au/smart_housing/publications/index.asp
http://www.standards.org.au/
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