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1.0 INTRODUCTION

1.1 Background

Spatial Economics was commissioned by the City of Greater Geelong to review population and housing demand forecasts and prepare an updated settlement strategy for the City. The settlement strategy is intended to set out the way in which the City of Greater Geelong can provide, in a sustainable way, opportunities to meet anticipated housing demand over the next twenty years. 


The settlement strategy project will:

· review recent housing development trends in Geelong;


· assess current population and housing growth forecasts and prepare a number of growth scenarios to provide a basis for planning to ensure Geelong can meet potential future housing demands;
  

· estimate the housing capacity of the areas that have already been identified by the City of Greater Geelong (including the capacity to accommodate planned increases in dwelling numbers in established parts of Geelong) and, if necessary, point to options for providing additional housing capacity; 


· consider the particular roles of ‘urban Geelong’ and of the smaller settlements within the City in meeting future housing demand; and


· suggest appropriate ‘triggers’ for future land releases and address issues (such as ensuring a competitive land market and the management of infrastructure requirements) involved in the staging of planning and release of land for urban development.


In summary the settlement strategy is intended to provide a high level strategy for managing Geelong’s future residential growth.  It will have regard to the objectives of both the City and the State Government regarding Geelong’s future growth and will, as far as possible, assume the continuation of existing City and regional planning strategies. 


The settlement strategy will not seek to address the detailed planning or scheduling of infrastructure for particular urban growth areas, townships or existing parts of ‘urban Geelong. The City of Greater Geelong is separately addressing future infrastructure needs and priorities.

The draft settlement strategy is to be finalised during 2017 to inform the new City Council’s consideration of strategic planning needs and options.  Prior to this the City of Greater Geelong is expected to issue a discussion paper to outline key trends and issues related to the settlement strategy as a basis for public and stakeholder consultation. 

To inform preparation of both the discussion paper and the draft settlement strategy Spatial Economics is preparing a number of background technical papers.  These papers will provide detailed analysis of data and issues that are central to planning for future housing needs in Geelong.   They will cover:

· Paper no. 1
Population Growth Scenarios;

· Paper no. 2
Background to Population Scenarios;

· Paper no. 3
Population Trends and Drivers of Housing Demand;

· Paper no. 4
Residential Dwelling Stock;


· Paper no. 5
Residential Land Supply and Development; and

· Paper no. 6 
Land Supply and Housing Affordability.



The background papers will allow the issues to be addressed and detailed data to be presented in a way that would not be appropriate in either a public consultation document or the final settlement strategy.  The background papers will be available online for those who wish to access base data or review the conclusions and recommendations made in the settlement strategy.

1.2 Purpose of this paper

The purpose of this paper is to document and deconstruct current population projections, in order to understand what drives current projections and provide a basis to the development of the realistic future scenarios that will be a key input into the Settlement Strategy.  Those scenarios are detailed in the Growth Scenarios discussion paper.

Currently available official population projections provide a certain picture of the possible future growth for areas ranging from the whole of Australia, down to the local level – usually statistical divisions of SA2s.  In this paper we will analyse the methodology, actual outputs and the strengths and weakness of these projections.  

In this paper we will:

· Discuss what population (and dwelling) projections are

· What projections don’t tell you

· Examine the currently available macro level projections

· Review available date on the distribution of growth within the CoGG

1.3 What this paper supports

The exploration of population projections helps inform the development of meaningful population projection scenarios, which in turn, will provide us with a basis for examining the future needs of Greater Geelong to cater for the demand for dwelling construction to house population growth.
All of this enables us to assess the adequacy of current land supply, quantify future land supply and development opportunities that will be required beyond what we currently know of, plan for the spatial distribution of future demand and identify milestones that may act as trigger points to ensure continued
2.0 POPULATION PROJECTIONS EXPLAINED

Population, household and dwelling projections are usually mathematically modelled numbers for a given number of years into the future.  Key inputs of population growth and past trends help inform these projections.  In effect, every projection is one scenario of a possible future.

Projections usually have a long-term outlook, 20 to 50 years most often.  They differ from short term forecasts, which are normally intended to predict short range (a few years at most) economic outputs based on knowledge about a current supply line and current demand.

In fact the Australian Bureau of Statistics is very careful to point out that population projections “…are not predictions or forecasts, but are simply illustrations of the growth and change in population which would occur if certain assumptions about future levels of fertility, mortality, internal migration and overseas migration were to prevail over the projection period.”

Projections form a central input to analysing possible future housing demand.  In particular, the spatial component to projections is useful for planning future housing demand in specific locations.  However, all projections are driven by assumptions.  These assumptions are most often developed using historical demographic data and trends, although sometimes there are future indicators such as publicly announced policies on overseas migration limits, for example.

It is vital to note that the quality of the projection depends heavily on the assumptions and if the assumptions are fully reliant on past trends, then the future projection, whether in total quantity or spatial distribution, will simply reflect these trends.  That is, you will assume that you will get more of the same.

When using projections for strategic planning purposes it is important to understand how they are produced and thus, should be interpreted and utilised.
Therefore, in order to best plan for the future needs of the community with regards to delivering adequate housing supply, we need to both:

· ensure that quality of our assumptions is a high as possible – this is driven by the latest available data and on-the-ground intelligence, both for demographically driven demand and the capacity of the market, industry and urban fabric to provide supply to cater for this demand; and

· apply planning and demographic expertise and experience to develop meaningful and sensible alternative scenarios (i.e.  test the implications of realistic potential changes in key assumptions) 

Population household and dwelling projections are made at national, regional and local levels. The following section describes the different methods used for ‘macro’ levels such as nations, states or regions and micro levels for parts of regions such as Local Government Areas and their parts.  

2.1 Macro level projections

Cohort component method

There is a three step process for projecting population, households and dwellings at the macro level. In the first step, cohort component methods are used to project populations using a number of purely demographic assumptions. In the second, household numbers are derived from populations by making assumptions about the range of household structures within that population. Thirdly, dwellings are projected on the assumptions that (a) each of those households’ lives in a dwelling and (b) that some proportions of dwellings will be unoccupied and vacant.

The cohort component method is the standard technique used for projecting populations at national and region levels throughout the World. Among those using it are the UN, the OECD, most national governments, the Australian Bureau of Statistics and the Victorian State Government.  The purpose of the method is to produce a projection of the age and sex of the population. The base population is the age (single year of age, usually 0-99+) and sex (male / female) of the population. Assumptions are made about the age-specific birth, death and migration rates of that population, based on an understanding of trends in each of these ‘components’ of the population.  

The base population by age, is then ‘aged’ by one year, natural increase and migration are then applied to produce one year of population projections.  This process is then repeated each year for the life of the projections (so 30 times for a 30-year projection).Often assumptions, particularly age specific birth and death rates, will vary from year to year to take account of changing patterns of childbearing and improved life expectancy 

The cohort component method is the basis of all of the major projections used in Victoria – the ABS’s National and State projections, the DELWP’s ‘Victoria in Future’ projections and the projections produced by id consulting, which are used by many local governments across Victoria.

Cohort component models are most simple at the national level. When the ABS makes population projections, it just has to make assumptions about births, deaths and overseas migration. But with lower level geographies, the task becomes considerably more complex. At the state level the ABS has to take account of and make assumptions about the considerable state variations in birth and death rates, as well as the shares of overseas migration arrivals and departures and about volatile interstate migration flows. At the sub-state or regional level, the cohort component method has to take account of the considerable regional variations in each of the components of change AND the movements of people between regions within the state.  

These macro-level projections are generally unconstrained - there is an assumption that whatever amount of population growth occurs, it will fit into the country, state or regional area that is being projected.  

So, while these macro level projections are useful in providing a consistent basis for analysis and discussion across large areas and between jurisdictions, projections are far more commonly required for small and often customised areas.  In order to do this, data beyond the basic demographic numbers that tell us about population, are required.

Relationship between a macro level (state, metropolitan or regional) projection and small area housing 'demand'

Small area projections are the result of allocating large area demand.  These projections are constrained by knowledge and assumptions about supply opportunities - or put another way: demand for dwellings is driven by the high level population growth and constrained by the assumed opportunity to provide supply at the local level. 
In most established areas there are realistic limits to the rate at which additional housing supply can be added.  The key issue to understand when looking at small area projections as a source of information about dwelling demand is that the numbers themselves have been derived using a process that has already made use of existing knowledge and has made specific assumptions about future supply.  Thus it is important to be careful not to fall into the trap of believing the projection is the only possible future.  The process of strategic planning work provides an opportunity to change that future by impacting (whether positively or negatively) the ability of the housing market to produce the assumed housing supply over time. And similarly as knowledge of demand and development opportunities changes (e.g. new supply opportunities are found or macro-level demand goes up or down) projections need to be updated. 
2.2 Small area projections 
The three step process

Small area projections also use a three step process, but in reverse to the regional or large area cohort component projections.  

The first step is to distribute regional dwelling growth to places within the region where there is demand and an opportunity to increase the dwelling stock.  

The second step converts dwellings to households, once again making assumptions about occupancy / vacancy rates. 

The third step converts households back to total populations and their age structures by making assumptions about the different household structures of different places and housing markets within the region.

Whereas large area projections are derived from purely demographic factors, small area projections are derived from land supply considerations. Since we are projecting the population for small, specific areas, the biggest constraint on where people can live, is the availability and affordability of housing or dwellings. 

For some areas, in particular large scale broad-hectares sites where significant long term strategic planning work has been undertaken, there is a lot of data available that can inform our assumptions about potential future supply.  However, even in these areas there are a lot of variables that still affect the rate at which this supply is able to be brought to market and made available for the growing population.  In smaller areas, such as small towns and in established parts of our cities – brownfield (former industrial land), greyfields (former retail or commercial land – or at least sites not requiring environmental remediation) and infill housing, there is a lot less known about potential capacity and rates of development than for broad-hectares sites.  Each of these types of land will contribute to varying degrees to the available future supply of dwellings.  It is a complex task to make robust assumptions about both the total capacity for a given time period and the likely rate of development.

Dwellings to households

Step two of a small area projection is to allocate the households to dwellings; here projections usually employ a housing unit model to do this.  Again, demographic data tell us the known rates or propensities of different types of households to inhabit different types of dwellings (mostly private dwellings, but some non-private, such as boarding schools or nursing homes).  Thus we can allocate households to existing dwellings in ‘year zero’ – i.e. before the projections begin, but we have to now apply an assumption about the capacity of each small area, whether it is a whole LGA, smaller SA2 or even smaller area such as a town or neighbourhood, to supply additional dwellings and a reasonable rate at which these dwellings can be added.

Households and people

The third step allocates people to households.  Here we have to introduce further assumptions or propensities for different household types and sizes, so a household formation (or household propensity) model is used.  

Household types are usually divided into:

· Family households – couple only, couple with children and single parent families;

· Lone person households; and

· Group households (unrelated individuals)

Demographic data tells us the propensity of people at a given age to be in a certain kind of household.  Change over time in different household propensities also allows the assumption about future household composition to be dynamic (changing over the projection period) rather than static.

Due to the complexity of dealing with large numbers of people and households, the process of breaking down the population into households is often iterative – that is it is there is some back and forth between the population projection and household projection and the smaller area level, to ensure the model produces sensible results.  Once the result is satisfactory, the age and sex break down is reapplied to the total population number so we have available small-area age-sex population projections.

However there is one more key constraint that has not yet been applied, that is dwellings.

Balancing the small area projections

The spatial constraint of placing the population into dwellings in a sensible ways requires many iterations and ‘spilling’ of population from small areas with lesser assumed capacity to those with greater capacity.  This process balances the macro level demand – i.e. overall population growth, with the micro level supply – i.e. the dwelling capacity.

Here a detailed understanding of micro-level migration is important.  This is most easily described in large metropolitan areas such as Melbourne, where the pattern is generally movement outward from the more desirable (and most expensive) inner areas to middle suburbs and from middle suburbs to outer suburbs and the metro fringe.  In an areas such as Greater Geelong, the patterns are somewhat harder to uncover, although the general pattern of broad-hectare land acting as the default population ‘sink’ to absorb strong growth, is present here.  

There are two further aspects to this balancing process that are important to flag here, but will be discussed in the next section of this paper.  

Firstly it is important to understand that when undertaking strategic planning that there is a ‘feedback loop’ of sorts in all projections – when we add the constraint of potential dwelling capacity and land supply – we are including assumptions about yield and ultimate capacities that then limit the projected growth (population, households and dwellings) in that area.  So, assuming adequate macro level growth, the projection becomes a sort of self-fulfilling prophecy whereby the model fills up the assumed capacity.  For example, if an area is assumed to be able to add 100 additional dwellings per year, the population projection will reflect this with a population of say around 260 people.  However if the capacity is found or assumed to be higher, say 120 dwellings per annum, this capacity is normally assumed to be taken up by macro level demand, so the population growth would increase accordingly.

Secondly, it is important to note that while the specific quantity of population or dwelling growth projected for a given time period can be misleading if it becomes the principal focus of planning goals.  In reality the focus of planning more often needs to be not on ‘how much’ growth, but by ‘when’ might it be achieved.  That is to say that, again given a strongly growing overall population, the small area population and dwellings are going to be required and changing external factors such as migration will substantially affect how quickly or slowly this population will arrive.  Planning therefore needs to recognise the inherent uncertainty of growth rates and allow for faster or slower growth to be accommodated.

2.3 Summarising population projections assumptions and outputs

Population projections are driven by their assumptions, as summarised in the table below.  It is always helpful to be aware of what drives any given projection and to understand what its outputs are and, in turn, what these outputs can and cannot tell you.  The next section will explore some of these issues.

Table 1: Key assumptions and outputs of projections

	Projection geography
	Key Assumptions
	Output

	National (unconstrained)
	Births

Deaths

Overseas Migration
	Population by Age and Sex

	State (unconstrained)
	add Interstate migration
	Population by Age and Sex

	Regional (unconstrained)
	add within-state migration
	Population by Age and Sex

	Regional (constrained)
	Total Dwelling Capacity
	Dwellings and households

	Small Area – LGA, SA2 etc.
	Household formation

Dwelling demand

Land supply / dwelling capacity
	Population by Age and Sex

Households (possibly by type and age)

Dwellings (possibly by type)


Source: Spatial Economics

3.0 COMPLEXITIES WITH PROJECTIONS.

There are a range of issues that add complexity to undertaking population, household and dwelling projections.  These issues need to be properly documented if the users of the projections are to fully understanding what the projection output can and cannot tell them.  In particular, it is when population projections are broken down at the small area level, and are thus reliant on assumptions and data about dwellings and households, that these complexities come into play.  

3.1 Housing Supply and Demand issues
Hierarchy of Supply and demand

The fact that population projections usually start at the macro level and work their way down to the small area level, runs parallel to the hierarchy of supply and demand as it relates to population and dwellings.  That is, macro level demand, driven primarily by population growth, generally happens either in-place (natural increase) or targets a specific location (migration).  This begins with overseas migrants moving to Australia, but flows down the levels to interstate movers, people moving between regions within state, between LGAs and even within LGAs.  

All of this movement is the result of many individual and household decisions and constraints.  At each geographical level, the factors affecting the decisions being made and the constraints on the households are different.  At the international level, people most often move as a consequence of a major change in their life. At the local level, it is most often about moving to a house better suited to their needs and desires. Thus the geography of population growth takes on a certain ‘hierarchy’ that is often (but not always or only) expressed at the end point in house, land and rent prices.  At times, the specific characteristics of a place impacts on the broader hierarchy of demand – towns or suburbs with a good secondary school or university, coastal locations, mining towns etc all have reasons to attract people beyond the narrower factor of price.

When undertaking projections, most methodologies can only reflect this complex web of decision making as it has been expressed in the past, through the observed trends of population growth.  They are driven by the assumptions about future quantities of growth (total population, households and dwellings) and are not able to incorporate projections of the more complex aspects of demand for housing. Some of these are explained in the following sections.

Housing market vs projection numbers

All population and dwelling projection numbers are somewhat abstract – they are removed from the realities of personal decision making and the availability of actual housing choices through the market.  These decision making processes mean that the existing stock of dwellings, is not as static as it may first appear.  Housing markets are dynamic and even established suburbs experience gradual change over time, through infill and regeneration.

As discussed in the Population Discussion Paper (section 6.2 under Metropolitan Housing growth), housing markets churn – that is the increasing demand for housing is not all catered for by new dwellings.  The existing housing stock makes up the bulk of housing purchases and rentals in any given period and is usually a renter’s and often a new migrant and a first-home buyer’s first entry into housing in a given area.  For example recent data shows that Greater Geelong added about 1.9 per cent (approx. 2,000 dwellings) to the dwelling stock (106,000 dwellings) in 2016.  This compares to around 5,200 sales, nearly 5 per cent of the total dwelling stock and 3,800 new rental agreements – a further 3.6% of housing stock.  In Greater Geelong, churn, as represented by sales and rentals of existing properties, accounts for four times more activity than new dwellings.  This churning market is critical in ensuring increased diversity of choice for many households, whether they are first time renters or buyers, migrants new to the area or people simply making a choice to find a different home for whatever reason.

Additionally, there is some level of dwelling churn, in that old housing stock is demolished and replaced.  While this doesn’t impact total numbers when it is a one for one replacement – it does revitalise the housing stock in an area one by one (and usually faster with 2, 3 and 4 for one replacements as well as larger redevelopment projects).  The gradual net increase of dwellings in many established areas is an indication of, but doesn’t fully reflect, the dynamics of changing neighbourhoods over time.  These changes in turn can influence demand, not just for housing but for other services and infrastructure that communities require.

In summary strategic planning needs to take into account that the housing market operates at a broader scale than just the new housing which adds to the overall stock.  While much of the population growth does not necessarily go directly into the new housing stock, the net effect of a growing population does result in demand for additional housing.  Thus, it is important to look at the mix of new housing, being planned and constructed, together with the existing dwelling stock.

One example of this might occur when concern is expressed about large numbers of medium or high density housing being proposed in established areas.  If we look at the new housing alone, an imbalance may be apparent.  However if we look at adding this stock to the existing stock which is dominated by lower density dwellings, the impact over a long period may only be to shift the proportion of each type by a few percentage points, meanwhile increasing the diversity of choice that the area provides.

Different types of each Household type

As discussed in more detail in the Population Discussion Paper (section 6.3 which looks at complexity in Housing Demand), the available data on household types does not reveal the full picture of demand for housing.

The example given is that of ‘lone person’ households.  A young adult who has just moved out of the family home; a divorced adult with children on the weekends only; and an elderly widow or widower are three different types of lone person households.  Each of these household types are likely to have different needs and desires when it comes to housing,  yet projecting an output of households by type by age, is not commonly undertaken due to the complexity of the task.

Thus we need to accept that all households are not the same.  This fact is difficult to model numerically, but when undertaking strategic planning work, it can be accounted for in broader terms – allowing, encouraging and even requiring a diversity of dwelling types is one of the best ways planners can positively influence the housing future of a given area.  All indicators point towards provision for a diversity of dwellings being one the best ways to meet future housing demand.  In summary strategic planning needs to allow flexibility for the market to work, over time, to adjust the total residential land and housing stock (new and established) to meet the needs of a growing and changing population.

Underlying and expressed demand

‘Underlying demand’ is the assumed level of demand required by actual or forecast population growth.  ‘Expressed demand’ is a reflection of the aggregate of how the market and individual choices/resources have determined what and how demand was actually met.   Trend analysis and trend based forecasts often assume that households got what they wanted and that the expressed demand equals underlying demand.  However, if there are limitations to choice, such as through affordability or regulatory restrictions on the ability of the market to respond to demand then that the underlying demand for housing will not be fully met.

It is arguable that this happens just about every day – not everyone can afford a million dollar home with views, so our budgets dictate the compromises we make.  While strategic planning can’t aim to satisfy the housing aspirations of all households it should at least ensure that it provides ample opportunity for the market to provide a range of housing products in a variety of locations so that planning itself does not become an impediment to meeting housing needs.

This still leaves us with the fact that the housing market is not highly dynamic – adding only around 2% to stock each year and most dwellings lasting 100+ years.  Thus, one of the factors of limiting the ability of housing markets to meet underlying demand is the time required for the housing stock to adjust to changes in demand for a variety of types of dwellings.  The housing choices of most types of households are limited by the stock that happens to be available. This is most apparent in the middle, post wars suburbs of our cities and towns, which are dominated by large separate homes.  So within any analysis of ‘housing preference’ by dwelling type, there is hidden a bias toward the dominant dwelling type, which does not necessarily reveal true demand.

Thus, assumptions regarding the continuation of recent and current trends, if applied to future growth can imbed a constraint within the projection.  While past trends provide good insights into the future, we also live in a rapidly changing community in terms of expressed lifestyle preferences.  

For example, when inner cities around the world began to gain population in the late 1990’s, it was vital that this shift be recognised and factored into future projections, despite overall projections not immediately reflecting this change.  There was an underlying demand for housing opportunities in well-connected inner city locations, and while opportunities were initially limited, they were fortunately not blocked fully.

Another example is that there is strong anecdotal evidence that older households have a preference for single storey, smaller yard, and three bedroom homes.  These are not always easy to find. So, empty-nesters, retirees and older couples and singles often remain in the larger family home, when they would otherwise be happy to downsize, if they could remain in their own neighbourhood (NB the price of replacement dwellings also contributes significantly such choices).

Similarly truisms, for example, that families require a large separate dwelling, may not hold true so strongly in the future.  Housing markets for the past 60 years have largely relied on one model for producing housing, particularly in broad-hectares locations, that is, the separate family home on a relatively large (“quarter acre”) block. This was actually not the most common land size for post-war housing, more like a fifth to a sixth of an acre!  The industry, up until a decade ago, was mainly focussed on this one type of housing – for example up to 95% of stock in some suburbs of Melbourne is comprised of this type of stock.  However, in recent years actual housing preferences (‘expressed demand’) has changed as rising costs and increasing commuting distances have meant purchasers have reconsidered their housing choices and market responds by providing more varied housing products. 

Looking at cities in other OECD countries, we see that in many cities in Europe and North America, large separate homes are not the only option for families.  As Australia continues to attract migrants from around the world, and as those born in Australia travel widely and experience different ways of living, we are already seeing shifts in dwelling-type preferences.

Once again this factor highlights that it is important, when looking at dwelling growth, to not only consider the net increase but also the overall mix of dwellings needed to meet the housing needs of our communities.

3.2 Methodology Limitations

While all projections are limited by their assumptions and the available data that has driven those assumptions, one of the areas where this impacts greatest is when we get to small area projections.  

There is an inherent increase in uncertainty because there are factors coming into play that otherwise cancel each other or average out at larger scales.  At the small area level, real world change will be subject to many small influences and decisions that just cannot be modelled.

Utilising the best available small area data is one way to help improve projections, however, the availability and/ or reliability of data on dwellings and land at the very small area level is often very limited.  In addition non-demographic factors (such as relative prices, local area characteristics and changing preferences of purchasers) become relatively more important in understanding expressed housing demand at the local level. 

Where data is available there are often two significant constraints.  Firstly data is often not of a sufficient quality and secondly it is not available at the appropriate geographic scale.

Data quality can be a factor due to timeliness or accuracy.  One of the key indicators used by those undertaking projections is dwelling approvals data.  This data may be obtained directly from a local council, however it if often taken from the ABS, who gather LGA approvals data nationally.  While there are benefits to this consistent data set, there are also some issues.  There is a significant lag from time of data collection to availability and the consistency of reporting by each council can vary. There is also a percentage of approvals that do not turn into completed dwellings and this percentage can vary between areas and at differing stages of cycles in the housing market.

Data geography is another issue.  Even if a projection is only looking at the LGA level, there can be issues where land supply and potential housing supply may be shifting from one area to another within the LGA – for example, as one growth area or large former industrial site fills up and another is starting.  At the sub-LGA level (usually ABS defined SA2s or suburbs/towns) this has been seen to lead to inaccuracies where actual land supply indicates growth in one sub LGA area that is ‘full’ (i.e. most of the land supply is used up) and very little growth in areas known to have significant land supply. This inaccuracy is due to the person undertaking the projections lack of knowledge of local supply opportunities

This limitation can be overcome with detailed land and building activity data and detailed future land supply and proposed dwelling activity information.  Even when this information is available, for organisations undertaking projections for many LGAs, there may not be time or resources to adequately analyse this data and sensibly input it into their projection.  

Therefore it is important to exercise caution with all small area projections as, even in a projection that is good at the macro level, the distribution of future growth may have some flaws. And it is important to understand that at the small area level there is inevitably increased uncertainty because there are factors that come into play that might be ignored or may cancel each other out at larger scales.  It is not only the availability of the right data, but a basic feature of small area projections that limit their accuracy.

3.3 The supply and demand feedback loop

Mentioned in section 1 under “Balancing the small area projections”, is the issue of supply and demand feedback loops in small area projections. As stated above, one of the most common questions is along the lines of “how much demand do we need to cater for?”  In situations of relatively strong population growth such as Australia has been experiencing for the last decade or more, this answer might be “how much do you want?”

Given that at the small area level, the most significant constraint to future population growth is the capacity of that area to supply additional dwellings to house the population, the assumptions made about future dwelling supply are the biggest influence on the share of overall growth that will be allocated to that area.

If the language sounds circular, well it is, and so too is the process – when undertaking a projection, the more capacity you allocate to an area in the projection model, the more it will grow if there is strong overall demand.

This becomes a little more nuanced when there is more than one choice for households that are somewhat substitutable - usually when there are adjacent Growth Areas or a variety of inner-city suburbs with large scale redevelopment opportunities.  Generally, no two areas are exactly alike, so there are always limited to substitutability and an area such as Greater Geelong holds a unique position where one LGA provides a great variety of different housing opportunities.  Broad-hectares growth areas, small scale redevelopment sites, larger scale grey and brownfield development opportunities, small town, coast and rural living opportunities are all found within the boundaries of the City of Greater Geelong – few municipalities in Australia can boast such diversity.

It is generally accepted that most areas, regardless of their desirability, have limits to growth.  A concentrated urban area such as Hong Kong may put this notion to the test, but in Australia, and Victoria in particular, very high density housing is usually limited to inner cities.  The limits on housing capacity vary by location and some areas may have many constraints and other may have few.  Constraints may be environmental (e.g. development limitations associated with high environmental values or the physical unsuitability of land for urban development), be driven by infrastructure capacities (such as the ability to provide an economic water supply) or building technology or they may be imposed to protect town or neighbourhood character, or vital farming land.  Such constraints may be economic and temporal – land that was once not viable to develop may become a more attractive proposition as solutions are developed to previous constraints.

Consideration of all these factors are important when assessing future capacity, however, even the best study can easily be proven wrong as conditions and sentiments change over time.  There are suburbs and towns, were once thought to be facing decline, that have turned around and are now growing rapidly.

Thus it is important to ‘break the loop’ and use projections as a guide to demand, but to ensure appropriate planning takes place to facilitate the delivery of supply.  Usually this means planning not just for enough housing supply to meet the forecast housing demand, but giving the market a range of options to provide supply in a variety of locations.  This in turn enables new responses to demand to be developed and provides some level of buffering against future unforeseen constraints.

3.4 Timing versus quantity of projections

Any review of population projection would show that projections have varying degrees of reliability. The long ageing of Australia’s population has probably been the most consistent and significant feature of population made by the ABS and others over the last 40-50 years. It enabled plans to be made for the changing age structure of the population well in advance. But the more complex projections –and the assumptions behind them – come the most room there is for ‘error’ and uncertainty to creep in. Therefore:

· The smaller the area being projected for, the more opportunity is there for new factors to intervene on trends. In other words, making a population projection for Australia is less prone to error than making a projection for Greater Geelong or especially for a particular town within Greater Geelong.

· Similarly the more specific the projection the greater is the risk of error. A projection of the total population is going to be less prone to error (owing to unforeseen changing circumstances) than a projection of a group within that population such as the school age population.   

· The longer the projection period the greater the risk of changing trends with the result of erroneous’ projections. In other words, 50 year projections are a lot more risky than ten years projections. But some, such as infrastructure providers, need long term projections. The best response is therefore to make a range of projections based on different sets of assumptions which incorporate that uncertainty. It can easily be done at state or national levels – see analysis of ABS projections below - , but very difficult and complex at regional or local levels.

Also mentioned in section 1 under “Balancing the small area projections” is the issue of timing and quantity.  Most often, projections headline with there will be X number of people by the year 2050, for example, from the 2013 ABS publication Population Projections, Australia, 3222.0 2012 (Base) to 2101: 
Australia's estimated resident population (ERP) at 30 June 2012 of 22.7 million people is projected to increase to between 36.8 and 48.3 million people by 2061, and to between 42.4 and 70.1 million people by 2101
Quantifying a projection in this way helps us to get a snapshot in our minds of the change, but it is important not to focus on either the specific number or specific year, but rather to understand the total quantum of the change (i.e. the growth) and general time period that this will occur by.

Projections are not often highly precise over long periods of time.  But they aren’t trying to predict when events occur, rather to let us know broadly what type and scale of change is coming.  In the example above it is the increase of between 14.1 million and 19.7 million that should be focussed on.  We will comment on the usefulness (or otherwise) of such a large range of projections coming from the ABS in the next section.  The important message here is that if Australia is going to double in population in 50 years, there is a huge task ahead of us, even if in fact it takes a decade or two longer than this

So too with small area projections – rather than getting bogged down with precise numbers or specific years, it is vital to focus on the overall type and quantum of growth that is projected.

Here, it is also preferable to err on the high-side.  That is, because strategic planning, infrastructure delivery and housing construction all take a relatively long time – years and even decades, the process is not highly flexible.  Thus ensuring adequate planning that allows for dwelling development and land supply that will meet the higher projections will ensure future bottlenecks, which would impact significantly on affordability, have less chance of occurring.  If growth slows and the projection proves to be high, there is much less lost if the planning is already in place, but certain actions and investments need to be delayed and triggered later than originally thought.

3.5 Dwelling types – another potential loop of demand and supply

Strategic planning work is helped greatly if we can project also the type of dwellings that the growing population will demand.  The last issue in this section is another potential feedback loop that can occur when looking at past trends as indicators for the assumptions driving future projections.  In this case it only applies when the projection is being broken down by dwelling types – usually separate dwellings, semi-detached dwellings and apartments.

As discussed above underlying and expressed demand, the historical bias of the residential building industry for separate dwellings means that expressed demand may not fully reflect underlying demand when it comes to dwelling types.  It is important to not only be driven by long term historical trends when assuming dwelling type construction in the future.

Further to this, even fairly traditional style broad-hectares housing developments are changing.  With increasing land and development costs, development companies are managing price increases in part by using their land more efficiently with the result that declining dwelling lots sizes are common across Victoria.  In addition to this, medium and high density dwellings are starting to be included in these developments.  However the higher density products are often left until later in the development and are often located close to activity centres within the development or suburb.  Similarly, suburbs that were though to never be appropriate for medium scale high density living are now seeing demand for this product and the industry has responded with supply.

So it is important at the micro scale not to expect uniformity across an entire development and it is apparent that the trends of the past are only partial indicators of the future, particularly when looking at dwelling types, lot sizes and the mix of products being offered by developers.

4. MACRO LEVEL NUMBERS

Before looking at the specific projections for City of Greater Geelong, we will set the context by examining that other available projections, beginning at the national level, looking at the state and then local level.  At each stage, where available, we have compared and contrasted different projections.

The reasons for this approach are two-fold.  Firstly, the big picture, macro level projections present us with the underlying drivers of demand.  Stepping down to the state and regional levels, particularly in light of migration patterns, helps to understand the specific sources of growth in Greater Geelong.  Secondly, comparing different projections enables us to look at the range of projections available and to assess them against other data and information we have.  
4.1 Australia Projections – Australian Bureau of Statistics (ABS)

The ABS publish population projections for Australia and the States and Territories every five years.  The most recently available is Population Projections, Australia 3222.0 2012 (BASE) to 2101, published in November 2013 and based on the results from the 2011 Census.  A new projection based on 2016 Census data is not expected until 2018 as it will take some years for all the relevant data to be fully available.

Before looking at the national projection, it is vital to note that the ABS produce many ‘series’ of population projections – these series are different combinations of key assumptions: fertility rate (which affects birth numbers), overseas migration and life expectancy at birth (which affects death numbers).

In fact the ABS has 3 different assumptions for fertility and 4 for overseas migration (high, medium, low and zero) and 2 for life expectancy (high and medium), which leads to 24 different combinations of projection.  However they focus on three main series, called A, B and C. Series B is the ‘medium’ assumption and is most commonly used.

Table 2: ABS Assumptions and Projections 2012 to 2061 and 2101

	
	
	
	Life expectancy at birth
	Projected Population

(at June 30)

	
	Total Fertility Rate
	Net Overseas Migration
	Males
	Females
	2061
	2101

	
	babies per woman
	persons
	years
	years
	millions
	millions

	Series A
	2.0
	280,000
	92.1
	93.6
	48.3
	70.1

	Series B
	1.8
	240,000
	85.2
	88.3
	41.5
	53.6

	Series C
	1.6
	200,000
	85.2
	88.3
	36.8
	42.4


Source: ABS Population Projections, Australia 3222.0 2012 (BASE) to 2101

Each of the above series of projections have Australia growing strongly throughout this century.  The total quantum of these projection results is not the most critical data to our analysis here.  Rather, it is important to note the Net Overseas Migration (NOM) assumptions.  

When the current projections were made, recent average NOM for Australia was at around 200,000 persons.  However, the most recently published data  on NOM has already fallen below the three series of assumptions here:  The preliminary estimate of NOM for Australia for the year ended 30 June 2016 (182,200 people) was 3.0%, or 5,300 people higher than the net overseas migration recorded for the year ended 30 June 2015 (176,900 people)
. However, both of these figures are below the Series C assumption (see above).

4.2 State projections – ABS and VIF (Victoria in Future) 

In this section we will compare the available projections produced by the national statistical body, the ABS and by the State planning department (Department of Environment, Land, Water and Planning) known as Victoria in Future, or VIF.  The latest available VIF is based from the 2011 Census with updated population and other data up to 2016.  Due to 2016 Census data not being available until 2017 and critical data for projections 2018, DELWP do not anticipate a new release of VIF until 2018.
In addition to the national projection, the ABS also provide projections at the State and Territory level.  With this projection, they introduce one more assumption and that is about Net Interstate Migration (NIM).  The NIM assumptions usually allocate each State and Territory a net gain or net loss and the three variables are high, medium or low.

The larger population states (Victoria and NSW) were historically net population losers from interstate migration.  In the early 1990s, Victoria lost nearly 30,000 people to interstate migration.  However, as Victoria moved out of the 1990s recession it moved to a position of NIM gain in the early 2000s.  NIM loses return in the later part of the decade but since 2009, Victoria has once again returned to modest but consistent NIM gains.
 In fact the most recent population estimate published by ABS had Victoria’s net interstate migration gain in 2015-16 at an unprecedented 16,700 people.

The ABS assumptions for NIM for Victoria are 4,000 (high), 2,000 (medium) and 0 (low).  While the 2015-16 data is both preliminary and short term, this is just another example of the volatility of population growth compared to projections which use fairly static assumptions.  It also highlights that while one factor (NOM) may be lower than projected, another (NIM) may be higher and these may to some extent be cancelling each other out.

The Victoria in Future 2016 projection basically uses the same fertility assumption as ABS series B (a total fertility rate of 1.8) and the ABS medium mortality assumption.  The overseas migration assumption for VIF2016 is expressed as a ‘share’ of total migration to Australia and as a result is not static like the NOM figure used by the ABS.  VIF2016 annual NOM grows from 57,000 per annum at the start of the projection (2015-16) to 75,000 by the end of the projection period in 2051. The latest ABS population estimates show that while net overseas migration has dropped to below even the lowest assumed level, Victoria has not been affected as its share of overseas migration has increased from 25% to 35%.  In terms of interstate migration VIF2016 assumes solid gains in the early part of the projection, reducing to 2,000 per annum later for the remainder of the projection. 
Table 3: Comparison of ABS and VIF projections for Victoria 2011/2012 to 2036 and 2051.

	
	Fertility
	Mortality
	NOM
	NIM
	Population 2036
	Population 2051

	ABS 2013
	1.8
	Medium
	Fixed
	2,000 pa
	8.1 million
	9.4 million

	VIF2016
	1.8
	Medium
	Increasing
	Decreasing to 2,000 pa
	8.3 million
	10.1 million


Source: ABS Series B 2015 (3222.0/ABS.Stat), VIF2016

The ABS population projection for Victoria, using all medium assumptions, suggests the population would grow by around two million people, from around 5.6 million in 2012 to 7.1 million in 2026 (average annual growth of 1.7 per cent), to 8.1 million by 2036 (average annual growth of 1.5 per cent) and to 9.4 million by 2051 (average annual growth of 1.3 per cent).

The VIF2016 projection has Victoria’s population growing from 5.5 million in 2011 to 7.2 million in 2026 (average annual growth of 1.7 per cent) and 8.3 million in 2036 (average annual growth of 1.6 per cent).  This is only slightly ahead of the ABS projection, which is most likely a result of the assumption of increasing Net Overseas Migration in the VIF projection, outweighing the lower Net Interstate Migration assumption.  By 2051, VIF2016 is projecting 10.1 million population for Victoria at a rate of 1.5 per cent per annum.  By this stage the projections have diverged by around 700,000 people – mostly due to the higher overseas migration assumption for VIF2016.

Either way, a 25 year average of 1.5 or 1.6 per cent and 40 year population growth at around 1.3 to 1.5 per cent each year is a fairly strong outlook.  However, this compares with the latest population estimate from the ABS for the year ending 30 June 2016 which had Victoria growing at 2.1 per cent – the fastest rate in Australia.
State Household Projections

Both the ABS and VIF have projections for households for Victoria and regionally (‘Greater Melbourne’ and ‘Rest of Victoria’).  It should be noted that the ABS household projections are provided as a data file from ABS.Stat, and may not necessarily match the population projections as published in the 2013 edition of 3222.0.  For the purpose of this comparison we have focussed on the first twenty five years of the projections from the base year 2011 (ABS gives us 2012 which is the first projected year) through to 2036.

Each projection starts with a different base – this is because the VIF projection adjusts the household number to align with ERPs – Estimated Resident Population – which is a slightly different count of the population as compared to the Census night counts (Enumerated or Usual Resident populations).

While the two projections differ on their base year and the precise amounts of growth projected are different, the 10 and 20 year growth rates are approximately the same (1.9 per cent and 1.8 per cent per annum respectively).  Both projections have slightly higher rates of household growth than population growth, reflecting the assumed decreasing average household size over the projection period.

Table 4: ABS and VIF household projections for Victoria 2011 to 2036.

	
	Households 2011
	Households 2026
	Change 2011-26
	% Change 2011-26
	Households 2036
	Change 2011-36
	% Change 2011-36

	ABS 2013
	2,098,800
	2,751,700
	652,900
	1.8
	3,190,300
	1,091,500
	1.7

	VIF 2016
	2,154,400
	2,844,500
	690,100
	1.9
	3,328,500
	1,174,089
	1.8


Source: ABS Household Projections, Australia, 2011 to 2036 ‘Series II’ (ABS.Stat), VIF2016

4.3 Regional projections – ABS and VIF

The ABS and VIF both provide population projections for ‘Greater Melbourne’ and the ‘Rest of Victoria’.  These projections introduce a further assumption and that is the assumption about net migration between Melbourne and the rest of Victoria.  Population data is available from 2012 or 2011 for households for the ABS projection and from 2011 for all VIF2016 projections.

Greater Melbourne

In Victoria, the population is dominated by the Greater Melbourne region.  Over three quarters of the population reside within the suburbs and peri-urban area around this metropolis.  It covers a huge area and the fortunes of Melbourne impact the whole State.

Since the early 2000s, population growth has been strong in Melbourne and projections by both the ABS and VIF show this continuing.  Growth of over 2.2 million from 2012 to 2036 is projected by the ABS at 1.7 per cent per annum, while the VIF2016 figure has slightly larger and faster growth of 2.4 million people at 1.8 per cent per annum.

This significant growth in population in both projections signals a clear message, not only for planners in Melbourne, but those in neighbouring ex-urban municipalities and the major regional centres.  With this level of growth projected over the next 25 years, there is likely to be a lot of flow-on pressure in the surrounding areas, even while major land supply and redevelopment opportunities continue to be identified in Greater Melbourne.

Table 5: ABS and VIF population projections for Greater Melbourne 2011/2012 to 2036.

	
	Population 2012
	Population 2026
	Change 2012-26
	% Change 2012-26
	Population 2036
	Change 2012-36
	% Change 2012-36

	ABS 2013
	4,248,300
	5, 530,900
	1,282,557
	1.9
	6,428,575
	2,180,231
	1.7

	
	Population 2011
	Population 2026
	Change 2011-26
	% Change 2011-26
	Population 2036
	Change 2011-36
	% Change 2011-36

	VIF 2016
	4,169,400
	5,585,900
	1,416,500
	2.0
	6,533,000
	2,363,600
	1.8


Source: ABS Series B 2015 (3222.0/ABS.Stat), VIF2016

Regional Victoria

While regional Victoria covers the majority of the States land area, it is home to just a quarter of the population.  The projections from ABS and VIF2016 here make a small but significant variation from one another.  Both are projecting steady growth to 2026 but then the stories change.  While the ABS projection continues the pattern of population growth dominance for Melbourne, resulting in slowing growth in regional Victoria, the VIF projection see the growth pressure from Melbourne, spilling beyond its borders.  Thus, the growth rate in regional Victoria remains steady from 2026 to 2036 resulting in the VIF projection expecting growth of nearly 150,000 more people than the ABS projection, by the year 2036.

Table 6: ABS and VIF population projections for Balance of State / Regional Victoria 2011/202 to 2036.

	
	Population 2012
	Population 2026
	Change 2012-26
	% Change 2012-26
	Population 2036
	Change 2012-36
	% Change 2012-36

	ABS 2013
	1,380,800
	1,554,600
	173,800
	0.9
	1,636,500
	255,700
	0.7

	
	Population 2011
	Population 2026
	Change 2011-26
	% Change 2011-26
	Population 2036
	Change 2011-36
	% Change 2011-36

	VIF 2016
	1,368,500
	1,585,100
	216,700
	1.0
	1,766,000
	397,500
	1.0


Source: ABS Series B 2015 (3222.0/ABS.Stat), VIF2016

This additional growth in regional Victoria projected by VIF2016 most likely is the result of the ageing of the population – which favours migration flows from Melbourne to regional Victoria -and closer analysis of the capacity of Melbourne and the introduction of some constraints that are not present in the ABS projection.
Household projections – Greater Melbourne and Regional Victoria

For Greater Melbourne, the VIF2016 projection is for slightly more growth overall, but the different is only slight.  In fact both the ABS projection has a slightly higher rate of household growth, compared to VIF as the number is coming from a lower base.  Both projections are for more than 900,000 additional households in Melbourne by 2036.  This faster rate projected in the ABS numbers will in part be influenced by ABS model maintaining the dominance of Melbourne, compared to regional Victoria.  The VIF projection include more ‘spill’ of growth out of what is currently defined as ‘Greater Melbourne’.

Again, these projections are at slightly faster rates than the population growth due to the steadily decreasing average household size.  This is both a factor of the ageing population – more empty nesters and lone person older households – and social trends for smaller families (on average).  

Table 7: ABS and VIF household projections for Greater Melbourne 2011 to 2036.

	
	Households 2011
	Households 2026
	Change 2011-26
	% Change 2011-26
	Households 2036
	Change 2011-36
	% Change 2011-36

	ABS 2013
	1,541,100
	2,088,600
	547,500
	2.2
	2,475,100
	934,000
	2.0

	VIF 2016
	1,588,000
	2,167,400
	579,300
	2.1
	2,567,000
	978,800
	1.9


Source: ABS Household Projections, Australia, 2011 to 2036 ‘Series II’ (ABS.Stat), VIF2016

The projections for regional Victoria again reflect the different assumption about within state migration.  VIF2016 has slightly higher overall household growth than ABS – an additional 38,000 households from 2011 to 2036.  This is difference is not significantly large, however it does give us an early indicator that there may be increasing demand for housing – and therefore dwellings – in regional Victoria and this is likely to be felt most in areas close to Melbourne.

Table 8: ABS and VIF household projections for Regional Victoria 2011 to 2036.

	
	Households 2011
	Households 2026
	Change 2011-26
	% Change 2011-26
	Households 2036
	Change 2011-36
	% Change 2011-36

	ABS 2013
	557,700
	663,100
	105,400
	1.2
	715,200
	157,400
	1.0

	VIF 2016
	566,400
	677,100
	110,700
	1.2
	761,700
	195,300
	1.2


Source: ABS Household Projections, Australia, 2011 to 2036 ‘Series II’ (ABS.Stat), VIF2016

4.4 City of Greater Geelong projections –VIF and id consulting

Once we need to look at small area projections – Local Government Areas (LGAs) and Statistical Area 2s (SA2s) – there are no longer available ABS projections. However, we are not limited to one set of available projections, the VIF2016 produced by the state government.  Private consultants ‘id’ also produce projections for many local governments across Australia and these projections are widely used.  Forecast id online, has the latest projection for Greater Geelong dated May 2015. 

VIF and id both use a set of assumptions closest to the ABS medium assumptions, and thus can be considered to be ‘medium’ scenario projections (rather than ‘high’ or ‘low’).

The published VIF2016 data for LGAs is limited to the period ending 2031, however, for the purpose of this comparative analysis, we have applied the 2026 to 2031 growth rates to Greater Geelong to create data for 2036.  While this is not a true continuation of the VIF projection, it is in line with the previous projection period and overall growth rates.

For Greater Geelong’s population growth, both VIF and id projections tell the same story with long term growth through to 2036 at about 1.6 per cent per annum.  Both projection have Greater Geelong population growing from nearly 216,000 people in 2011 to just over 320,000 by 2036 – growth of around 105,000 people.

The id projection has faster growth in the early part of the projection and thus a slightly higher rate of growth from 2011 to 2026 and then slowing a little in the later part of the projection.  VIF has more steady growth throughout the projection and thus more growth in the decade from 2026 to 2036, compared to id.

Table 9: VIF and id consulting population projections for City of Greater Geelong LGA 2011 to 2036.
	
	Population 2011
	Population 2026
	Change 2011-26
	% Change 2011-26
	Population 2036
	Change 2011-36
	% Change 2011-36

	VIF 2016
	215,800
	274,100
	58,200
	1.6
	320,400*
	104,600*
	1.6*

	id 2015
	215,800
	277,900
	62,100
	1.7
	320,800
	105,000
	1.6


Source: VIF2016 (*2036 data created by Spatial Economics), forecast.id.com.au

Both projections have Greater Geelong over the next 25 years growing at a rate higher than the past 25 years of growth (1.1 per cent per annum from 1981 to 2015).  Their assumptions are more in line with the past five years of growth (1.5 per cent per annum) according to the ABS ERPs.  

Looking at the VIF and id projections of households we can see that both projections start from a different basis.  This is because projections are done for ERPs – Estimate Resident Populations.  There is not an official equivalent ‘Estimated Resident’ households’ figure so one must be created.  This data is called Occupied Private Dwellings – OPD.  In the same way that ERPs are slightly different to Census population counts, the OPD figure is different to the number of dwellings counted in the Census.  While this may seem confusing, it ensures a more reliable projection because the ratio of households to population more closely reflects the ERP, and the ERP is the most commonly used figure used for ‘the population’, projections and service provision, including Commonwealth Grants Commission funding.

We can see that while the VIF projection starts nearly 2,000 households more in Greater Geelong, compared to id, by 2026 the difference is just 700 and by 2036 this falls to 600 dwellings.  Both projections are again projecting strong growth at 1.6 (VIF) and 1.7 (id) per cent per annum.  This equates to an additional 44,200 (VIF) to 46,500 (id) additional households over the 25 year period of the projection

Table 10: VIF and id consulting household projections for City of Greater Geelong LGA 2011 to 2036.
	
	Households 2011
	Households 2026
	Change 2011-26
	% Change 2011-26
	Households 2036
	Change 2011-36
	% Change 2011-36

	VIF 2016
	88,300
	113,200
	24,900
	1.7
	132,400*
	44,200*
	1.6*

	id 2015
	86,500
	113,900
	27,400
	1.8
	133,000
	46,500
	1.7


Source: VIF2016 (*2036 data created by Spatial Economics), forecast.id.com.au

While this growth in households is useful for a range of planning purposes, it is important to also consider all of the dwellings that will be required.  Where Occupied Private Dwellings represents the number of households (or family units), Structural Private Dwellings (SPD) represents the number of actual dwellings, and so include the stock of vacant dwellings – either because they are only inhabited part time or habitation is in transition.

Looking at the VIF and id projections of dwellings, we see our first significant difference between these two projections.  Whereas the two projections had different starting points for households, they start with almost identical dwelling counts.  This suggests they are making a different occupancy rate assumption – which they are: id assumes 89.9% occupancy in 2011, while VIF assumes 91.7% occupancy.

Both projections have strong growth in households, but the VIF projection is for a slightly higher rate, meaning the projections diverge to the point where by 2036, VIF is projecting an additional 56,500 dwellings compared to ids 52,000 – around 8 per cent more growth overall in the VIF projection.

Table 4.11: VIF and id consulting dwelling projections for City of Greater Geelong LGA 2011 to 2036.
	
	Dwellings 2011
	Dwellings 2026
	Change 2011-26
	% Change 2011-26
	Dwellings 2036
	Change 2011-36
	% Change 2011-36

	VIF 2016
	96,300
	129,800
	33,500
	2.0
	152,800*
	56,500*
	1.9*

	id 2015
	96,400
	127,400
	31,000
	1.9
	148,400
	52,000
	1.7


Source: VIF2016 (*2036 data created by Spatial Economics), forecast.id.com.au

Regardless of which projection is more accurate, they are both projecting a nearly 50 per cent growth in the number of dwellings in Greater Geelong over the 25 years from 2011 to 2036 or around 2,250 additional dwellings each year.  This is significant growth and reflects strong ongoing demand for housing in this region.  In this context it is worth re-emphasising that both sets of forecasts reflect assumptions from the ‘medium’ ABS projections for Australia and Victoria.  Both the VIF and id projections could therefore be said to provide only a partial view of the range of growth rates that might be anticipated for Geelong over the next few decades.

4.5 Sub LGA projections –VIF2016

The VIF2016 projections produce small area data for customised regions known as VIFSAs.  These are based on the ABS SA2 Geography but aligned to LGA boundaries where the ABS does not always match jurisdictional boundaries with their statistical geographies.

The VIF projections show that projected growth is expected to be uneven across Greater Geelong LGA.

Established areas such as Bell Park-Corio, Newtown and Geelong West are projected to see much lower population growth rates, this is normal for established areas.  Geelong Central, at 1.0 per cent per annum is most likely to see more regeneration of housing and brown and greyfields sites, and thus attract stronger population growth that the more suburban parts of Greater Geelong.

Table 4.12: VIF population projections for Statistical Areas 2011 to 2036.
	VIF Statistical Areas (VIFSA)
	Population 2011
	Population 2026
	Change 2011-26
	% Change 2011-26
	Population 2036
	Change 2011-36
	% Change 2011-36

	Barwon Heads-Portarlington District
	38,245
	56,181
	17,935
	2.6%
	70,958
	32,712
	2.5%

	Bell Park-Corio District
	40,957
	44,225
	3,268
	0.5%
	46,844
	5,887
	0.5%

	Geelong Central District
	12,422
	14,243
	1,821
	0.9%
	15,869
	3,446
	1.0%

	Geelong Newtown District
	10,030
	10,909
	879
	0.6%
	11,427
	1,396
	0.5%

	Geelong West District
	19,247
	21,349
	2,102
	0.7%
	23,041
	3,793
	0.7%

	Grovedale-Highton District
	53,881
	74,310
	20,429
	2.2%
	91,025
	37,144
	2.1%

	Lara District
	15,861
	21,589
	5,727
	2.1%
	25,651
	9,789
	1.9%

	Leopold-Newcomb District
	25,193
	31,280
	6,087
	1.5%
	35,991
	10,798
	1.4%


Source: VIF2016 (*2036 data created by Spatial Economics)

Areas with large amounts of broad-hectare land such as Grovedale-Highton (including Armstrong Creek) and the Lara District are projected to see strong growth at 2.1 per cent per annum and 1.9 per cent per annum respectively.  Of note is the fact that this projection also takes into account significant broad-hectare land stocks on the Bellarine Peninsula – included in the Barwon Heads-Portarlington District VIFSA.  With significant broad-hectare sites currently identified, the projection take this potential for growth into account as capacity and assumes this pattern will continue in the future.  This may not be a desirable policy outcome.

The current state of Land Supply in Greater Geelong is covered in detail in the land supply and housing development discussion paper.

The id consulting small area projections (see table 4.12 below) break down the Greater Geelong LGA into much smaller localities, towns and suburbs.
From this projection, the specific location of known land supply are reflected by the highest projected dwelling change.  Leading the list is Armstrong Creek, projected to growth by nearly 9,000 dwellings between 2011 and 2036.  A further 3,800 dwellings are projected for the adjacent Mount Duneed locality and an additional 2,900 dwellings in Marshall - Charlemont.

To the north of Geelong, Lara is projected to grow by around 4,400 dwellings, while to the west and north-west , Lovely Banks - Batesford – Moorabool (1,221 additional dwellings) Highton - Wandana Heights – Ceres (2,740 additional dwellings) and Highton - Wandana Heights – Ceres (2,740 additional dwellings) are projected to all see strong growth.

The other area just beyond the boundary of Geelong city is Leopold, and dwelling growth for this area is projected to be very strong at an additional 3,442 dwellings between 2011 and 2036.

On the Bellarine Peninsula there is strong dwelling growth projected for many of the towns and localities – led by Ocean Grove (2,715 additional dwellings), Curlewis (2,501 additional dwellings) and St Leonards - Indented Head (2,035 additional dwellings), but also with significant dwelling increases in Portarlington (1,267 additional dwellings), Drysdale - Bellarine (1,128 additional dwellings), Clifton Springs (1,092 additional dwellings) and even the Rural Bellarine Peninsula (1,121 additional dwellings).

In the centre of Geelong city, Geelong - South Geelong – Drumcondra is projected to grow by 1,711 dwellings and just to the north, Norlane - North Shore by 1,006 dwellings from 2011 to 2036.

Going by the distribution of this projection, we can see that there is a significant task for many locations around Greater Geelong to cater for the demand for housing.  Whether or not this distribution is exactly what manifests over time will be influenced by supply opportunities. There are no significant differences between VIF and id projections, rather recent higher growth rates are more likely to influence the overall demand for additional dwelling. With this higher growth (at least in the short term), there is the opportunity for this settlement strategy to seek to influence the pattern of settlement according to a preferred design.  The potential for different settlement scenarios is discussed in the Growth Scenarios discussion paper.

Table 13: Forecast id dwelling projections for small areas 2011 to 2036.
	
	Dwelling change 2011 - 2036

	
	number
	%

	City of Greater Geelong – Total
	+52,042
	+54.0

	Armstrong Creek
	+8,897
	+12,121.3

	Barwon Heads - Connewarre - Breamlea
	+728
	+30.9

	Bell Park
	+473
	+21.2

	Bell Post Hill
	+243
	+11.2

	Belmont
	+1,071
	+16.2

	Clifton Springs
	+1,092
	+33.4

	Corio
	+507
	+8.3

	Curlewis
	+2,501
	+2,056.6

	Drysdale - Bellarine
	+1,128
	+66.3

	East Geelong
	+229
	+12.9

	Geelong - South Geelong - Drumcondra
	+1,711
	+53.1

	Geelong West - Manifold Heights
	+534
	+11.9

	Grovedale
	+1,183
	+20.1

	Hamlyn Heights
	+413
	+15.1

	Herne Hill - Fyansford
	+1,213
	+68.3

	Highton - Wandana Heights - Ceres
	+2,740
	+35.8

	Lara
	+4,395
	+86.7

	Leopold
	+3,442
	+84.1

	Lovely Banks - Batesford - Moorabool
	+1,221
	+126.8

	Marshall - Charlemont
	+2,871
	+384.9

	Mount Duneed
	+3,815
	+4, 142.2

	Newcomb - Moolap
	+520
	+19.2

	Newtown
	+822
	+18.9

	Norlane - North Shore
	+1,006
	+25.2

	North Geelong - Rippleside
	+612
	+44.6

	Ocean Grove
	+2,715
	+40.9

	Portarlington
	+1,267
	+48.1

	Rural Bellarine Peninsula
	+1,121
	+91.4

	Rural North
	+141
	+20.4

	St Albans Park
	+339
	+16.4

	St Leonards - Indented Head
	+2,035
	+62.8

	Thomson - Breakwater
	+209
	+15.5

	Waurn Ponds
	+628
	+50.7

	Whittington
	+220
	+12.4


Source: forecast.id.com.au

� ABS Population Projections, Australia, 3222.0 2012 (Base) to 2101, 2013, pg 3


� ABS Australian Demographic Statistics, 3101.0 Jun 2016, published Dec 15, 2016.


� ABS Population Projections, Australia 3222.0 2012 (BASE) to 2101, published November 2013


� Estimated Resident Populations (ERPs) are the official populations used for funding and electoral purposes by Commonwealth and State Governments. They include estimates of the number of people missed by the census counts. They also include people who were temporarily overseas at the time of the census.









Settlement Strategy: Background to Population Projections Discussion Paper _Final V1.1
20


