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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 growth 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 sustainable opportunities to meet anticipated housing demand over the next twenty years. It will:

· review recent housing development trends in Geelong;


· assess current population and housing growth forecasts to ensure that they provide an adequate basis for ensuring Geelong can meet potential future housing demands;

· estimate the housing capacity of the growth 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

· 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 and suggest appropriate ‘triggers’ for future land releases.
In summary the settlement strategy is intended to provide a high level strategy for managing Geelong’s future urban 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.

The settlement strategy is to be finalised during 2017.  Prior to this the City of Greater Geelong will probably issue a discussion paper intended 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 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.

This paper focuses on dwelling stock and past development activity.

1.2 Purpose of this paper

Understanding of possible future demand trends is greatly enhanced by a detailed understanding of past trends and current development patterns.  For this reason the population growth paper has looked at trends in population growth, and this paper builds on that knowledge base by examining housing development trends.  By looking at the age and composition of the current dwelling stock we can build a picture not just of dwelling activity in the past, but the characteristics of the dwelling stock that remains, on the ground, across the municipality today.  

This paper further develops our understanding of likely future demand for land and housing by documenting and discussing the spatial and temporal characteristics of the current housing stock in the City of Greater Geelong.

In this paper we:

· Look at spatial distribution of housing stock. 

· Examine the change over time of the dwelling stock, in particular contrasting the Bellarine Peninsula with ’urban Geelong’.

· Examine the different types and densities of dwelling stock and the spatial distribution of these different types of dwellings.
Geography

The following definitions of geographic areas are utilised throughout this background paper in reporting on our land supply assessment.  
LGA: The whole area of the City of Greater Geelong

At the regional scale the City of Greater Geelong area is divided into two major sub-areas for the purpose of analysis and preparation of the draft settlement strategy.  These sub areas are the Bellarine Peninsula and Geelong. 
At a sub-regional scale these two areas are further divided, where appropriate, into smaller geographic areas.

On the Bellarine Peninsula the relevant sub-areas are defined by township boundaries such as Ocean Grove, Leopold etc. 

Within Geelong a number of sub-areas are defined as follows:

· the existing established urban area of Geelong – Urban Geelong;
· the Armstrong Creek Growth Area;

· the ‘Northern Growth Front which includes Lara and the Northern Growth Area.  The latter includes the land zoned UGZ and commonly referred to as the Lovely Banks development area;

· the Western Growth Area that lies between the Geelong Ring Road and the western boundary of the City of Greater Geelong.  
The map at the end of this section of the report clearly illustrates the areas covered by these regional and sub-regional area definitions.
Map 1: Regions – City of Greater Geelong
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Map 2: Sub-Regions & Townships – City of Greater Geelong
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2.0 GEELONG’S DWELLING STOCK
Analysis of the dwelling stock in Greater Geelong has been undertaken on a lot by lot basis.  By looking at the age of the dwelling on each lot, we gain a clearer picture of development trends across the municipality.

For the purpose of this analysis we compare ‘Greater Geelong’ ie the whole municipality with the sub regions of Geelong and the Bellarine Peninsula.

2.1 Key highlights

The first critical issue uncovered by this data is that total dwelling development in the City of Greater Geelong has in the last five years moved at its most rapid pace on record; the five year period from 2010 to 2015 added 12,800 dwellings.

The second critical issue is the development is happening more rapidly on the Bellarine Peninsula than in the remainder of Geelong.  By 1960 Geelong had over 90 per cent of dwellings in the municipality; less than 10 per cent were on the Bellarine Peninsula.  By 2015 there was slightly less than 73 per cent of dwellings in Geelong and just over 27 per cent in Bellarine.  The Bellarine Peninsula takes a disproportionately high share of total development in Greater Geelong, compared to its population and dwelling stock.

2.2 Total Stock by location
At December 2015 there were just under 105,000 dwellings in the City of Greater Geelong.  Of these, nearly three quarters (72.9 per cent or 76,400 dwellings) were in Geelong, while the remaining 27.1 per cent (28,300 dwellings) were in the Bellarine Peninsula.

In Geelong there were nearly 6,000 dwellings in the Northern Growth Front (NFA - which includes Lara and the Lovely Banks area) and already just over 2,000 in the Armstrong Creek growth area to the south.  Other areas with recent broad-hectare development to the east and west of Geelong are counted in Geelong.  There were also over 2,200 dwellings on rural land around Geelong.

On the Bellarine Peninsula, Ocean Grove had the largest share of total dwellings with just over a quarter (7,300 or 25.6 per cent).  This equates to just under 7 per cent of all dwellings in the City of Greater Geelong as a whole.  Drysdale/Clifton Springs had almost 20 per cent of dwellings on the Bellarine Peninsula (5,500 or 19.4 per cent) and there were a further 4,700 dwelling (16.7 per cent) at Leopold.  

There were 1,900 dwellings on rural land on the Bellarine Peninsula, accounting for 6.6 per cent of dwellings on the Peninsula.  In total there were around 4,100 dwellings on rural land in the City of Greater Geelong, accounting for over 4 per cent of all dwellings in the municipality. 

Table 1: Total dwelling stock by region and location, as at December, 2015

	Area
	Number of Dwellings
	Proportion of region
	Proportion of LGA

	Geelong*
	76,375
	100.0%
	72.9%

	   Armstrong Creek Growth Area
	2,090
	2.7%
	2.0%

	   Geelong Rural
	2,246
	2.9%
	2.1%

	   Northern Growth Front
	5,823
	7.6%
	5.6%

	   Urban Geelong
	66,026
	86.4%
	63.0%

	Bellarine Peninsula
	28,347
	100.0%
	27.1%

	   Barwon Heads
	2,209
	7.8%
	2.1%

	   Bellarine Rural
	1,857
	6.6%
	1.8%

	   Drysdale/Clifton Springs
	5,498
	19.4%
	5.3%

	   Indented Heads
	1,142
	4.0%
	1.1%

	   Leopold
	4,727
	16.7%
	4.5%

	   Ocean Grove
	7,257
	25.6%
	6.9%

	   Point Lonsdale
	694
	2.4%
	0.7%

	   Portarlington
	2,594
	9.2%
	2.5%

	   St Leonards
	2,369
	8.4%
	2.3%

	CoGG*
	104,722
	n/a
	100.0%


Source: City of Greater Geelong

*includes some dwellings in areas not listed

2.3 Dwelling change over time

Looking at the age of the existing dwelling stock, we can see the changing pace of development of Geelong.  While some older dwellings are knocked down and replaced one for one, thus biasing the data toward newer development, this is usually only a small proportion of the data and does not overly affect the results.

Table 2 shows that the 20-year period from 1960 to 1980 produced over 30,000 dwellings across the municipality (just over 15,000 for each decade).  Dwelling construction slowed a little in the following decades to around 14,000 in the 1990s and 12,400 in the 1990s.  Development then began to speed up in the 2000s with around 16,500 dwellings added – the most for any 10-year period in the history of Greater Geelong.  The last five years from 2010 to the end of 2015 saw even faster growth with 12,800 dwellings for this five year period. The most recent population estimates from the ABS suggest that growth is continuing to increase, so we can expect that in the short term, dwelling demand and production will also increase on current levels.

The key message is that the recent construction of dwellings in Greater Geelong is now proceeding at its fastest pace on record.

Table 2: Dwelling stock by time period (Pre-1940 to 2015)

	
	pre 1940
	1940 to 1960
	1960 to 1980
	1980 to 1990
	1990 to 2000
	2000 to 2010
	2010 to 2015

	Each time period:
	7,481
	10,332
	30,567
	13,972
	12,435
	16,515
	12,782

	Cumulative total dwellings
	7,481
	17,813
	48,380
	62,352
	74,787
	91,302
	104,084


Source: City of Greater Geelong

2.4 Geelong – Bellarine: Shares of development

We can also compare historical development in the Bellarine Peninsula and Geelong. Table 3 below, shows that prior to 1960, the vast majority (over 90 per cent) of dwelling stock was built in Geelong.  While some older dwellings may have been replaced by now, the Bellarine Peninsula was clearly only a minor part of the net dwelling growth in what is now the City of Greater Geelong.  In the period from 1960 to 1980 the mix began to change significantly.  In this period, 23.3 per cent of total new dwellings were added on the Bellarine Peninsula, a big jump from 9.7 per cent from 1940 to 1960.  

In the 1980s this increasing trend continued and, in fact, accelerated to over 35 per cent of new dwellings being added on the Bellarine Peninsula.  In the last five year period (2010 to 2015) nearly 38 per cent of new dwellings were added on the Bellarine Peninsula.  

It appears that the once quite character of the Peninsula has undergone a radical transformation in recent decades.

Table 3: Dwelling stock by region by time period (Pre-1940 to 2015)

	Region/Time Period
	pre 1940
	1940 to 1960
	1960 to 1980
	1980 to 1990
	1990 to 2000
	2000 to 2010
	2010 to 2015
	Grand Total

	Geelong
	7,200
	9,325
	23,451
	9,036
	8,369
	10,620
	7,946
	76,375

	Share of CoGG
	96.2%
	90.3%
	76.7%
	64.7%
	67.3%
	64.3%
	62.2%
	72.9%

	Bellarine Peninsula
	281
	1,007
	7,116
	4,936
	4,066
	5,895
	4,836
	28,347

	Share of CoGG
	3.8%
	9.7%
	23.3%
	35.3%
	32.7%
	35.7%
	37.8%
	27.1%


Source: City of Greater Geelong

Table 4 below shows the same data as cumulative time periods.  This highlights the increasing share of the total dwelling stock in the Bellarine Peninsula, compared to the rest of Geelong.  Again, some older stock will have been replaced by now (particularly coastal ‘shacks’ and holiday homes), but of the current stock in the City of Greater Geelong, over 96 per cent of those dwellings constructed before 1940 are in Geelong, while just 3.8 per cent are in Bellarine.  After 1960 this ratio began to shift significantly so that by the end of 2015, just over 27 per cent of dwelling stock in the City of Greater Geelong is in the Bellarine Peninsula

Table 4: Cumulative dwelling stock by region by time period (Pre-1940 to 2015)

	Region/Time Period
	pre 1940
	Up to 1960
	Up to 1980
	Up to 1990
	Up to 2000
	Up to 2010
	Up to 2015

	Bellarine Peninsula
	281
	1,288
	8,404
	13,340
	17,406
	23,301
	28,347

	Share of CoGG
	3.8%
	7.2%
	17.4%
	21.4%
	23.3%
	25.5%
	27.1%

	Geelong
	7,200
	16,525
	39,976
	49,012
	57,381
	68,001
	76,375

	Share of CoGG
	96.2%
	92.8%
	82.6%
	78.6%
	76.7%
	74.5%
	72.9%

	City of Greater Geelong
	7,481
	17,813
	48,380
	62,352
	74,787
	91,302
	104,772


Source: City of Greater Geelong

This strong growth since the 1960s has varied by location within Bellarine Peninsula, but has mostly been focussed in the townships.  Graph 1 shows selected location, with Ocean Grove (over 7,500 dwellings), Drysdale/Clifton Springs (over 5,400 dwellings) and Leopold (over 4,700 dwellings) seeing the largest dwelling growth over this 55 year period.  Census data suggests these coastal towns have higher rates of unoccupied dwellings, compared to urban Geelong, however most are at about 25 per cent or below, so over 75 per cent of dwellings in these townships are occupied year-round.  These towns are no-longer the sleepy seaside holiday destinations they once were.
Graph 1: Cumulative dwelling stock by selected location by time period (Pre-1940 to 2015)
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Source: City of Greater Geelong

Within Geelong, the Northern Growth Front (Lara/Lovely Banks), began seeing dwelling growth in the 1960s, and has added dwellings at a fairly steady rate of just over 100 per annum (5,700 dwelling from 1960 to 2015).  While Highton and Grovedale are now included in urban Geelong, the newest growth area in the south – Armstrong Creek has only begun adding dwellings in the last five years, growing from around 400 dwellings in 2010 to over 2,000 by 2015.  

Table 5: Annual net dwelling stock change by selected location (years ending December)

	
	2010
	2011
	2012
	2013
	2014
	2015

	Armstrong Creek Growth Area
	26
	4
	49
	445
	462
	665

	Northern Growth Front
	251
	276
	287
	148
	131
	106

	Geelong
	1,176
	1,012
	1,072
	1,603
	1,457
	1,626

	Drysdale/Clifton Springs
	113
	70
	139
	265
	167
	178

	Leopold
	179
	253
	247
	296
	169
	174

	Ocean Grove
	244
	147
	103
	174
	245
	210

	Bellarine Peninsula
	883
	683
	709
	964
	803
	794

	City of Greater Geelong
	2,059
	1,695
	1,781
	2,567
	2,260
	2,420


Source: City of Greater Geelong

3.0 DWELLING DENSITY

3.1 Stock by lot size

There is significant variation in dwelling density across Greater Geelong. From high density in the heart of urban Geelong to low density rural lots, this variety of dwelling lot size also varies spatially.

The greatest numbers of lots, both in Geelong and on the Bellarine Peninsula are generally between 500 sqm and 800 sqm (52.8% of all dwellings), although Geelong also has a significant number of medium density dwellings with a per dwelling land size of between 150 sqm and 300 sqm.  While there are relatively few lots between 900 sqm and 2,500 sqm, there are nearly 5,800 dwellings on lots larger than 2,500 sqm on rural land across the whole municipality.  Geelong has over 4,200 higher density dwellings (average land size per dwelling of less than 150 sqm), but there are just 438 dwellings of this density on the whole Bellarine Peninsula.

Graph 2: Distribution of dwellings by site area as at December 2015
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Source: City of Greater Geelong

Graph 3 shows the proportion of dwellings by dwelling density for the Bellarine Peninsula (light green) and Geelong (dark green).  The red line shows the average split of 27.1% Bellarine / 72.9% Geelong.  We can see that proportionally, Geelong has a higher percentage of dwellings with smaller site areas per dwelling (from 500 sqm down to smaller than 15o sqm). Conversely, Bellarine has a higher rate of large lots 800 sqm and above.  For dwelling densities between 500 sqm and 800 sqm average land area per dwelling (which account for more than 50 per cent of all dwellings across the municipality), Bellarine and Geelong closely match the overall split of dwellings, at a ratio of around 27 to 73 per cent.

Graph 3: Dwelling stock: Proportion of stock by lot size, by region, as at December 2015
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Source: City of Greater Geelong

 (27.1% = proportion of all dwellings on the Bellarine Peninsula vs Geelong)

3.2 Density change over time

Looking at dwelling density by lot size over time, we can see gradual shifts in the mix of dwelling density on the Bellarine Peninsula and in urban Geelong.

In Geelong, the proportion of dwellings on large lots over 800sqm has remained more stable compared to the Bellarine Peninsula.  In part this is due to the lower proportion of these types of dwellings overall, and in part due to there being more significant numbers of dwellings on suburban density lots below 800sqm.

Dwellings on lots size 700 to 800sqm have maintained a fairly steady proportion since the 1940s, while the proportion of dwellings on lots sized 600 to 700 sqm increased significantly through to 1980 and then started declining from the 1990s onwards.  Dwellings on lots sized 500 to 600 sqm followed a similar pattern, whereas since the 1960s, the proportion of dwellings on lots sized 300 to 500 sqm increased steady.  Interestingly there was a jump in the proportion of dwellings on lots less than 150 sqm jumped in the period leading up to the 1960s, but has declined slightly ever since.

Table 6: Cumulative proportion of dwellings by lot density, by year of construction, Geelong, up to December 2015

	
	pre 1940
	1940 to 1960
	1960 to 1980
	1980 to 1990
	1990 to 2000
	2000 to 2010
	2010 to 2015
	2015

	Less than 150 sqm
	1.5%
	1.2%
	6.9%
	6.5%
	5.8%
	5.5%
	5.5%
	5.5%

	150 to 300 sqm
	10.4%
	6.7%
	5.8%
	6.9%
	8.6%
	10.3%
	11.2%
	11.2%

	300 to 400 sqm
	15.2%
	9.0%
	5.1%
	4.9%
	5.4%
	6.9%
	8.1%
	8.2%

	400 to 500 sqm
	20.3%
	12.3%
	5.9%
	5.5%
	5.8%
	6.1%
	7.0%
	7.0%

	500 to 600 sqm
	17.4%
	19.0%
	19.1%
	18.7%
	17.1%
	16.0%
	16.0%
	15.9%

	600 to 700 sqm
	14.7%
	26.6%
	31.8%
	30.9%
	29.6%
	27.7%
	26.1%
	26.0%

	700 to 800 sqm
	6.8%
	11.2%
	11.4%
	11.3%
	11.4%
	11.4%
	10.9%
	10.8%

	800 to 900 sqm
	3.8%
	4.4%
	4.4%
	4.4%
	4.5%
	4.5%
	4.3%
	4.2%

	900 to 1000 sqm
	2.8%
	2.6%
	2.1%
	2.0%
	2.2%
	2.2%
	2.1%
	2.1%

	1000 to 1500 sqm
	3.7%
	3.8%
	3.4%
	3.3%
	3.5%
	3.4%
	3.3%
	3.3%

	1500 to 2500 sqm
	1.0%
	0.7%
	0.7%
	1.3%
	1.4%
	1.4%
	1.3%
	1.3%

	2500 sqm+
	2.3%
	2.4%
	3.4%
	4.3%
	4.7%
	4.7%
	4.4%
	4.4%


Source: City of Greater Geelong

On the Bellarine Peninsula since 1940, the proportion of larger lots over 800 sqm has generally fallen.  Lots between 600 sqm and 800sqm increase towards the 1980s and 1990s but by 2015 had returned to similar proportions as in the 1940 to 1960s. There has been a significant increase in dwellings on lots between 400 and 600 sqm but mostly since the year 2000. Dwellings on large rural lots has declined slowly since the 1960s, presumably some being replaced by suburban densities as towns on the Bellarine Peninsula expand.

Table 7: Cumulative proportion of dwellings by lot density, by year of construction, Bellarine Peninsula, up to December 2015

	
	pre 1940
	1940 to 1960
	1960 to 1980
	1980 to 1990
	1990 to 2000
	2000 to 2010
	2010 to 2015
	2015

	Less than 150 sqm
	0.0%
	0.5%
	2.2%
	2.4%
	2.1%
	1.8%
	1.6%
	1.5%

	150 to 300 sqm
	1.4%
	1.6%
	2.5%
	4.1%
	4.7%
	5.5%
	5.7%
	5.7%

	300 to 400 sqm
	2.1%
	2.8%
	2.3%
	2.4%
	3.3%
	5.0%
	6.4%
	6.4%

	400 to 500 sqm
	5.3%
	3.5%
	2.0%
	1.7%
	1.9%
	4.0%
	6.9%
	6.9%

	500 to 600 sqm
	5.3%
	12.9%
	16.9%
	17.0%
	16.6%
	16.4%
	18.4%
	18.4%

	600 to 700 sqm
	7.1%
	23.8%
	26.5%
	26.9%
	27.1%
	25.9%
	24.1%
	23.9%

	700 to 800 sqm
	6.4%
	10.8%
	11.5%
	12.0%
	11.9%
	12.0%
	10.9%
	10.9%

	800 to 900 sqm
	4.6%
	8.0%
	12.4%
	11.3%
	10.5%
	9.2%
	8.1%
	8.0%

	900 to 1000 sqm
	2.1%
	3.3%
	3.0%
	2.9%
	3.0%
	2.8%
	2.5%
	2.5%

	1000 to 1500 sqm
	14.6%
	12.1%
	7.8%
	6.9%
	6.7%
	6.0%
	5.2%
	5.2%

	1500 to 2500 sqm
	5.7%
	3.7%
	2.5%
	2.3%
	2.4%
	2.1%
	1.9%
	1.9%

	2500 sqm+
	45.2%
	16.9%
	10.5%
	10.1%
	9.9%
	9.3%
	8.3%
	8.5%


Source: City of Greater Geelong

3.3 Recent development: a shift to smaller lots

Focusing on most recent available data - the last six years we can see that while there is a shift toward smaller average lot sizes, the majority of dwellings continue to be single family homes, built on suburban lots.

Historically in Greater Geelong, the majority of development has been on lots sized between 500 sqm and 800sqm.  However, looking at recent development, most of the new construction has been on lots sized between 300 sqm and 700 sqm.

In Geelong, new dwellings on lots sized 300 sqm to 500 sqm were produced at rates well above the long term averages, while dwellings on lots greater than 600 sqm were added a rates lower than the long term average.  On the Bellarine Peninsula the shift toward smaller lots included much higher rates of recent development on lots sized 300 sqm up to 600 sqm and lower proportions of development on lots 600 sqm and larger.

Table 8: Dwellings by lot density, Geelong and Bellarine Peninsula, 2010 to 2015
	
	Urban Geelong
	Bellarine Peninsula

	
	Past 6 years
	Total
	Past 6 years
	Total

	Less than 150 sqm
	5.3%
	5.5%
	0.4%
	1.6%

	150 to 300 sqm
	19.0%
	11.2%
	6.7%
	5.7%

	300 to 400 sqm
	18.4%
	8.1%
	13.4%
	6.4%

	400 to 500 sqm
	15.0%
	7.0%
	20.9%
	6.9%

	500 to 600 sqm
	15.8%
	16.0%
	28.3%
	18.4%

	600 to 700 sqm
	12.2%
	26.1%
	15.1%
	24.1%

	700 to 800 sqm
	5.8%
	10.9%
	5.9%
	10.9%

	800 to 900 sqm
	2.5%
	4.3%
	2.4%
	8.1%

	900 to 1000 sqm
	1.2%
	2.1%
	1.0%
	2.5%

	1000 to 1500 sqm
	2.6%
	3.3%
	1.7%
	5.2%

	1500 to 2500 sqm
	0.4%
	1.3%
	0.9%
	1.9%

	2500 sqm+
	1.9%
	4.4%
	3.4%
	8.3%


Source: City of Greater Geelong

In Geelong, 19 per cent of dwellings were constructed on small lots 150 sqm to 300 sqm.  This is nearly double the long term proportion of dwellings on small lots.  On the Bellarine Peninsula there was a slightly higher rate of development on these smaller lots, compared to the long term average.

Between 2010 and 2015, higher density housing on lots less than 150 sqm were added at about the same rate as the long term average in Geelong, but very few high density dwellings were added on the Bellarine Peninsula during this period.

3.4 Dwellings by density type

Another way of looking a dwelling density and lot size is categorise dwellings in to types. For this analysis, the following definitions have been used:

	High density
	individual dwelling density is less than 100 sqm

Commonly walk-up flats and apartments

	Medium density
	individual dwelling density is between 100 to 250 sqm

Commonly attached one or two story units

	Compact suburban dwellings 
	250 sqm to 400 sqm

Considered small suburban lots, but with detached dwellings

	Suburban dwellings
	400 sqm to 750 sqm

	Low density suburban
	greater than 750 sqm

Considered large lots, but still within suburban and township areas

	Rural residential
	includes all dwellings located on land that is zoned Low Density Residential (LDRZ) or Rural Living (RLZ

	Rural Conservation
	zoned RC

	Farm
	dwellings located on land zoned farm (FZ)


Both Geelong and the Bellarine Peninsula are dominated by regular suburban lots – accounting for over 55 per cent of dwellings in both regions.  Low density suburban lots comprise a further 22.7 per cent of dwellings in Bellarine Peninsula and 15.3 per cent in Geelong.  There are very few high density dwellings on the Bellarine Peninsula, but over 2,400 in Geelong and a further 7,500 medium density dwellings.  Together, these account for over 13 per cent of all dwellings in Geelong.  Rural dwellings across the municipality are generally split between rural residential and farms, with very few dwellings on rural conservation zoned land.

Table 9: Dwelling stock by type by region, as at December 2015
	 
	Bellarine Peninsula
	Geelong

	
	Number
	Proportion
	Number
	Proportion

	High density
	177
	0.6%
	2,423
	3.2%

	Medium density
	1,226
	4.3%
	7,557
	9.9%

	Compact suburban
	2,546
	9.0%
	9,138
	12.0%

	Suburban
	15,649
	55.2%
	42,509
	55.7%

	Low density suburban
	6,427
	22.7%
	11,622
	15.2%

	Rural residential
	1,227
	4.3%
	1,797
	2.4%

	Rural conservation
	32
	0.1%
	84
	0.1%

	Farm
	1,063
	3.7%
	1,245
	1.6%

	Total
	28,347
	100.0%
	76,375
	100.0%


Source: City of Greater Geelong

Comparing the proportions of dwellings in each of our regions, we can see that the proportions of suburban lots are just about the same in Bellarine and Geelong.  Geelong has higher proportions of compact suburban, medium and high density dwellings, while Bellarine has higher proportions of low density, rural residential and farm dwellings.

Graph 4: Dwelling stock by type by proportion of region, as at Dec 2015
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Source: City of Greater Geelong

4.0 KEY FINDINGS

· Total dwelling growth has varied from decade to decade, however Greater Geelong has been steadily growing since the 1960s - and growth has been accelerating.

· Growth in the past 5 years (2010 to 2015) has been by far the largest amount in any 5-year period.  Recent population data suggests this trend will continue (at least in the short term).

· The Bellarine Peninsula now accounts for over a quarter of all dwellings in Greater Geelong (27.1 per cent) and this proportion has been steadily increasing over time.

· Before 1940 there were few dwellings on the Bellarine Peninsula, but since the 1960s the share of dwellings on the Peninsula has steadily increased.  While some of this change is explained by conversion of older, lower quality beach cottages, there has been significant new development on new lots from the 1960s up to the present day.

· On the Bellarine Peninsula Ocean Grove, Drysdale/Clifton Springs and Leopold have the majority of dwellings.

· In Geelong, the supply of dwellings in Armstrong Creek has only started to come on line in recent years with just over 2,000 dwellings completed by the end of 2015.

· The dwelling stock in Greater Geelong is dominated by low to regular suburban densities with Bellarine Peninsula having a greater proportion of larger lots, compared to Geelong.

· Over time the proportions of larger lots in Geelong and the Bellarine Peninsula has generally been decreasing, while the proportions of smaller suburban lots has been increasing, however the single detached dwelling remains the dominant urban form.

· High density dwellings (probably flats) made an impact in Geelong in the 1960s, but has declined as a proportion of the whole, since then and there are very few high density dwellings on the Bellarine Peninsula.

5.0 MAPS

5.1 Dwelling Stock – Year of Construction

Map 3: Dwelling Stock, Year of Construction – Urban Geelong
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Map 4: Dwelling Stock, Year of Construction – St Leonards
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Map 5: Dwelling Stock, Year of Construction – Point Lonsdale
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Map 6: Dwelling Stock, Year of Construction – Portarlington
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