5 Housing market

5.1 Population growth

The population of Coffs Harbouwr has grown considerably due to the immigration of lifestyla seekers,
Coffs Harbour counted a population of 55,000 in 2004, Growth rates have been above the area's
average and the state’'s average from 1991 te 2004, alheugh the gap in growth rates is narrowing.

It Is expected the population of Coffs Harbour will continue to grow considerably in the future,
Growth in Coffs Harbour will exceed growth in the surrsunding region and NSW significantly. The
tabde below shows historc population data and forecasts growth.

Table €. Estimaled resident population in Colfs Harbour, Mid-Horth Coast and
HSW, 1991-2004 and ferecasts 2006-2031 {in persons and in % growth per annum)
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& breakdown between the urban and rural areas of Coffs Harbour shows that for mest of the peried
from 1991 to 2004, growth was strongest in the urban area (not shown in the table),

Examination of the changing age profile reveals that net in-rmigration has been strongest in
warking age, 25-34 age groups, aften brnging accompanying children under 15. Nearly as strang
have been those aged 55 to 69 as a proportion of these age groups, but the numbers maving in
this age group are smallar,

In conirast bo these incoming age groups, there continues to be a strong departure of young
adults, aged 15 to 25 characteristic of regional areas seeking education and employmeant
opportunities and life experiences elsewhers, AL least some of the in-migration in the 25-39 year
Bge groups would be sorme of these returning. However, while in-rrigration of 25-39 year alds is
sirang, It has not been strong enough to make up for the cut-migration of younger age groups.
Consequantly, the last decade showed a relative decline of people aged 25-39 years,

This pattern of change I5 shawn in the figure belew. The figure alse reveals a shift of the graph to
the right, which means the population In Coffs Harbour 5 aging,
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Figure 18, Change in age populslian prafile (1891.2001)
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Huch of tha movements of young adults is tidal = a departure in the late tesns or early twenties
and a raturn in tha late twentias to early thirties. Lifestyls migrants fall into two broad groups:
4 The family aged household seeking a smaller city environment to ratse their famiby
o The late Nftiesearly sixties househokd, with considerable purchasing power and assets,

originated from Sydney or other major urban centres,

Ralativaly Tewer relecate when they have tesnage children as social and schooling connections and
CATSEr Pressures make relocation haeder,

A Few (ifeatyle migrants relocate thelir business - and many of their stalf - when moving to the
ares. This contribufes to the econcmie growth of the area and s essential If population is to be
retaingd,

The prognosis on population growth has considerable consequences for the future housing market.
The demand for housing is gaing to be strong while the types of dwellings sought are changing.
Bustralia’s typical housahold size ts decreasing to an estimated average housahald size of batwaeen
2.2 and 2.3 persons in 2021, Coffs Harbour experienced a considerable drop in househald size from
2.7 parsons in 1991 to 2.5 persens in 2001.

Business owners relocating to the reglon are refatively wealthy indieiduals who would have a
particular interest in higher walue water front dwellings or those with an sttractive natural
enviranment and views of the sea.
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5.2 Real estate market: prices & volumes

5.2.1 Mational trends

Strong growth in howsing demand and prices ocourred Aacress Australia in the sarly 2000s
prompted by & combination of low interest rates, the First Home Cwnaership Grant (FHOG) and
population growth. Alang with this investors that had withdrawn their money from the stock
arket and had additienal equity in their hormes to leverage for invesirment were sirong buyers of
invastmant housing,

This began in Sydney and rising prices allowed many Sydney dwellers that had made strong capital
gains gn their homes to either purchase a sacond homae In a coastal or attractive inland area, or to
mawe to ong of these areas and ratain a considerable sum for investment, This was dominated by
thooe that had substantial equity in their homes, typically later warking age housshalds, and
included both those still active in the workforoe and those approaching refirement. Invesbors werne
alse active in regicnal areas.

Prices eventually exceeded the level at which new entrants could afford te buy & home and demand
stalled. Ovarbullding in the apartment sector has kept rents relatively low. Low rent retums,
uncartainty about capital gains, rising interest rates and a strong stock market over the past two
years have furthes drawn investors out of the housing market, with Sydney housing prices stalling
then falling in 2005.

Since the cooling of the Sydney market and intreased uncertainty about interest rates, the mowe to
regional areas has been reduced. Strong price rises in the most popular regional areas over the
previous years had brought the price differentials back closer to historical levels, reducing the
financial banefit of relocating from Sydney. The |ifestyls attractions remain, but fewer near retirees
can contemplate living from the equity in their city homes without the nesd to find emplayment in
ithedr new coastal community. Population mavement out of the major centres is likely 0o slow in the
naar futura,

This pattern has played aut across much of Australia and applies substantially to Coffs Harbaur.
One significant difference includes @ relatively strong growth rate bafone the recant wave of change
whaereas soma of the affected areas before the growth surge showed much less growth. Ancthar |5
the higher proportion of younger families than in some other coastal areas.

2.2.2 Housing stock

Since the early nineties the amount of private dwellings in Coffs Harbour grew o nearly 26,000 in
2001, Betwaen 1981 and 1996 the housing stock grew 3% par year on average, and between 1994
and 2001 the annual rate was 29%. It was not until 2001 howeear, that a real estate boom
emerged in Coffs Harbour (see next paragraph on bullding approvals). For comparison, annual
growth of the housing steck in New Scuth Wales as a whols equalled 25 from 1991 te 1996, and
also 2% from 1996 to 2001,
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The figure below shows how the housing stock of Coffs Harbowr has changed between 1991 and
2003, The majority of the housing stock consists of separate houses (71% in 2001). This typa of
dwellings experienced an average annual growth of 2.8%. Alzo, the nsmber of sermidetached
houses and Aats, units and apartments grew considerably, with annual growth rates of 3.2% and
2.3% respactivaly,

Figure 16. Owelling stracture® of private dwellings in Coffs Harbour, 1981-2001
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OF all the accupied private dwellings 41% is fully cwned, 225 is being purchased, 31% s rented
and T i characterised by another tenure type. The breakdown of tenure type has hardly changed
awar the years.

5.2.3 Building approvals

After 8 boom in residential building in the sarly 2000s, the number of dwelling approvals in Coffs
Hafbaur seerms to be stbilising. However, the amount of approvals has been on & consistently high
teval over the last four years: the number of approvals did not go under 650 par year,

Aithough the evidence s not substantial, there appears to be a shift from house approvals towards
approvals of Nats, units and apartrments (see fable below). The amount of approvals for new
houtes has bean dedining evar the Last three yeass, whils approvals for other type dwailings kept

& share of B% of the private housing steck is lsted a5 unoccupied, Tn 1996 this share alsg
efualied 85, but in 200] this rate was 10
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on growing. The amount of approvals has been dedining in Mid-North Coast region and in greater
NS5,

Table 7. Resideniial building approvals in Coffe Harbour, Mid-Nerth Coast and
HESW, 2004-05

Hew houses Other dwelling  Total dwellings

Coffs Harbour
Approvals 200405 EL 433 7G4
Annual change =22.4% 8% 15.5%
Mid-Horth Coast
Approvals 2004-05 1602 254 2556
Annual change =24, P 26,.5% =11.3%
Hew South Wales
Appravals 2004 -05 15240 17463 6703
Annual change =17.3% -4 4% =20 5%

Coure! ARS [ 2005] 287311

5.2.4 Recentchanges

The median house sales price in Coffs Harbour accounted for 289,000, varying greatly beteaen
separate houses ($320,000) and fats and units ($210,000) in 2005, Sale prices are higher than in
tha surraunding area of Clarance where median house price equals $275,000, On the other hand,
compared to Mew South Wales, the prices a considerably lower. The madian sale price In New
South Wabes was $355 000 in 2005,

Table 8. Median sales prices (in $°000 and in %) in Coffs Harbour and New Soulh
Wales, 2005

Separate houses  Plats and units Al dweelling s

Coffs Harbour
Salas 2005 320 210 269
Annual changa =3 1.4% 285
Clarence 50D
Sales 2005 280 233 275
Annual change 4.5% 13.7% 7.5%
Mew South Wales
Sales 2005 358 i858 e L1

Annual change 0. 5% 2. 9% 1.4%

Orar 2004 and 2005 madian house prices have been rising at a moderate pace, Jver 2004&- 2005
Coffs harbour axperienced a growth rate of 2.8%. Over the three-year pariod from March Quarter
2002 e March Quarter 2005, the median sales price for all dwellings in Coffs Harbour ncreased by
P6.6%, The real estate market is tempering, Just as it s elsewhare in Australia,
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The real estabe market in Coffs Harbour has showed in volume and prices have sowed with recent
anecdotal evidencs suggesting seme prices falling,

Some recent developments of residential apartments have converted to being marketed as visitor
accormmodation [serviced apartments) due to posr markel acceplance as residential
accommodation. This and other market evidence suggesis that in tha shart run, the market for
apartments may have bean mat. Soma proparties in the site adjacent to the subject site on the
narth side have remained ungald for several years,

Caffs Harbour key growth areas

To accommodate futwre population growth towards a desired residential pattern, Coffs Harbour
identified key growth areas to catch residential growth to 2030, Within northem Coffs Harbour
Hgonee/Sapphire Beach is expected to accommadate for 1,500 additional residents, which implies
a population growth of 38 per cent from 2004 to 2030, Developing residential dwellings, as tha
Sapphire development propoeses, would be consistent with Council's strategic residential aims.

The new developrment represents about 20% of the additional dwellings constrscted in the LGA
aach year or about 40% of apartments constructed in 2005, Furthermore, the developmant s able
to absorb 16% of expected and planned population growth in this area until 2030_ The proposed
aparirments are expacted to be of a prermiurn standard and will represent & major part of that
markal sactor whan developad until sold,

It i5 likely that the rate of absarption will require the project to be staged over 8 number of years.
Hew residential developmaents indicabe competition for the Sapphire development, Recently lodged
and granted approvals show developmaent ks mainly concentrated to coastal areas, Espedally the
more luxury coastal dwellings are sought after by Iifestyle migrants,
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6 Sapphire Resort Impacts

6.1 Conclusions

Impacts of the closure of the Pelican Beach Resort:

14, The clesure of tha hotel will lead to the loss of direct employmant of about 45 - 20 from
the hotel. However, 85 other hotels in the region are currently operating below capacity, it
i expacted that this will ke largedy taken up by increased amployment in other hotals, Tha
nat boss of jobs i likely 8o be about 10, but with a less of a few relatively highaer pald
management and supervision jobs and a little change in casual Service jobs.

15. Total tourist visitation ta Coffs Harbour is unlikely to be affected. The closure of the resor
represents the loss of 1,6% of hotel establishiments and 6.2% of the roams in hotels,
motels and serviced apartments with 5 rooms or more, There are adequate numbers and
varkaty of sther hatels in Coffs Harbeur 8o meet the reguiremants of most visitors. Thera
are wary few days whan all hotals are at oF near capacity,

15, Many hotals in Coffs Harbour are operating at cooupancy levels that are marginally viable,
The additional clientele gained by the remaining hotels may contribute to their ability to
reinvest and upgrade their establishments.

17. The conference and events sactor will lse 9% of establishments but only 3-4% of tha
delegate days capacity, It is anticipated that mast of the events lost can be captured by the
remaining venues, although some users may be [ost, This is expected bo represent less
than 19 of the current activity in the sactor,

14. As total visitor numbers are not expected to be affected significantly by the dosure,
employment and turnover in restaurants, attractions, trangport, retail and other tourism
supporied adtivities are likely to remain unchanged.

19. Givan the small cverall change from the dosure, the multipler effects of tha closure ara
also expected to be negligibla.

Irmpacts af the new development:

20, The new developrmant i likely b craate 3 - 20 jobs assodated with visitor accommodation,
essentially offsetting the 10 direct jobs last in the hotel not picked up by other hotels.

21. The new §65-570 millien development will create about 225 direct jobs during & two year
consbruction period and about the same number of indirect jobs. Thesa jobs do not
reprasant a net economic growth, as the developmant will, at least in part, substitute other
construction acthvities due to crowding out effects.

22. Thi mew developraent will provide housing or accammodation for approximately 235
persons, depending on the time of year and propertion of units permanently cocupled and
those ueed for wisibors. This will provide for additional haliday unit capacity, a sectar in the
Coffs Harbour marked that has been growing recently in contrast to the hatel sectar.

23, The new developrent will permit fexibility of use, allowing units te be oocupled by
permanent or short term rentals or transferred to owner occuplers according to the relative
demand in these different sectors. This has the ability to reduce over capacity or to
generate additianal capacity accerding to changes in demand.
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2d_ The new developrment represents about 15% of the additional dwellings constructed in the
LGHA each year or about 25% of apartrments approved in 2005, The proposed apartmenis
are expected (o be of 8 premium standard and will represent a major part of that market
sactor when developed until soid,

25 If the new development attracts additional high net worth individuals induding business
owners relocating te Coffs Harbouwr, it will further contribute to the economic development
of the region, This developmaent is considered to ba more likely tham market median
developments to attract new residents of this type. However, market median developmants
are also required for the associated additional employment generated. As this outcormne is
axpected but speculative, no net gain in employment or population is directly attributed to
it,

26_ To the extent that population gain would be housed in other developments should this one
net ge ahead, no gain in population is directly attributed 1o development.
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