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Victoria
January 2020
Greater Shepparton - context
Greater Shepparton is home to a vibrant and diverse community, located in the heart of regional
Victoria approximately 160-200km to the north of Melbourne. It encompasses a central urbanised
area focused on Shepparton, Mooroopna and Kialla, and a number of smaller townships, as well
as extensive rural agricultural land, creating a broad range of contexts and needs.
Greater Shepparton City Council is governed by nine elected Councillors. As a local government
authority, Greater Shepparton City Council exercises a wide range of government functions and
powers for the ‘peace, order and good government’ of our municipal district. Greater Shepparton
City Council is one of the largest regional Councils within Victoria and strives to achieve our
community’s vision of a ‘Greater Shepparton’. Council endeavours to plan and build a connected
regional community which is safe, easy to navigate and provides a healthy and prosperous
lifestyle, now and into the future.
Greater Shepparton has a large multicultural population and one of the largest populations of
Aboriginal and Torres Strait Islander Peoples in Victoria outside of Melbourne. Greater
Shepparton’s unique demographics must be considered when contemplating homelessness and
housing stress.
A combination of factors contributes to a high level of disadvantage in Greater Shepparton,
reflected in a SEIFA index of 948i, and the highest level of homelessness in regional Victoria (at
5.56 per 1,000 persons)ii.
Council has become increasingly concerned at the extent of homelessness and housing insecurity
across Greater Shepparton. While not funded to deliver direct homelessness support, Council
supports a number of organisations providing ancillary support service and provides resourcing for
a range of community facilities, services, grants, scholarships and activities.
Council also advocates to the state and federal governments to provide increased, consistent and
targeted support to housing agencies such as Beyond Housing, Rumbalara Aboriginal Cooperative, SalvoCare, Bridge Youth Service, Vincent Care, and Wintringham Housing.
Council has also developed several Plans that highlight the importance of the provision of
affordable and appropriate housing, including the Public Health Strategic Plan 2018-2028 and the
Greater Shepparton Housing Strategy 2011.
In its role as Planning Authority, Council has continually worked to ensure a consistent and
appropriate supply of land or housing, to balance market supply with demand and maintain
affordability, and to ensure the delivery of necessary infrastructure to new residential areas.
However, high levels of homelessness and housing insecurity in Greater Shepparton have
persisted, exacerbated by increasingly complex social and economic factors. Council is extremely
concerned that other regional centres with both lower prevalence of homelessness and higher
(better) SEIFA Index scores have been prioritised for funding allocations, before Greater
Shepparton, as recently as October 2018.iii
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The current situation – the changing scale and nature of homelessness in the Shepparton
LGA
Greater Shepparton City Council recognises homelessness and housing stress as significant
issues in Greater Shepparton, and these issues are more significant than in other, otherwise
comparable, regional centres. Indeed Greater Shepparton is estimated to have a rate of 5.56
homeless persons per 1,000 people – the highest in regional Victoria.iv

v

In June 2018, the Planning and Environment Act 1987 was amended to include the objective ‘to
facilitate the provision of affordable housing in Victoria’, and to define ‘Affordable Housing’ as
‘housing, including Social Housing, that is appropriate for the housing needs of very low, low and
moderate income households.’vi
Greater Shepparton City Council successfully applied for a grant of $50,000 from the Department
of Environment, Land, Water and Planning (DELWP) to undertake the development of an
affordable housing strategy, to support negotiations with developers to include Affordable Housing
in new residential estates. Council’s vision for the Strategy is that:
‘All members of the Greater Shepparton community have access to safe, affordable and
appropriate housing’.
At time of writing, the Draft Strategy had concluded public exhibition and is under final revision.
Council expects to endorse the Strategy at the Ordinary Council Meeting to be held in March 2020.
Housing Need
The first stage of the Strategy’s development explored the evidence of need for Affordable
Housing in Greater Shepparton, drawing on a variety of data sources and extensive input from
housing and building sector stakeholders and the community.
Overall, Greater Shepparton was found to have a shortfall of 1,751 affordable dwellings for lowerincome households. An estimated 42% of all forecast dwelling supply to 2036 would need to be
delivered as Affordable Housing, to meet estimated demand at the current levels.
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Acute housing need
The following points provide a snapshot of housing need in Greater Shepparton, although figures
are likely to be under-reported, due to the difficulty of gathering data from people without formal
addresses, and the degree to which homelessness is socially stigmatised.
•

355 persons identified as ‘homeless’vii, including:
Persons in improvised dwellings, tents or sleeping out

37

Persons in supported accommodation for the homeless

110

Persons staying temporarily with other households

56

Persons living in ‘severely overcrowded’ dwellings

131

•

A further 459 persons living in ‘other marginal housing’, including other crowded dwellings,
improvised dwellings, or caravan parks.

•

1,041 households were registered on the Social Housing waiting list for housing in the
Goulburn (Shepparton) region in June 2019, with 485 in priority need of assistance.viii

•

An estimated 3,315 low income households required Affordable Housing in 2016, with only
1,564 of these households supported into Social Housing.ix

•

1,704 households were recorded as clients of homeless service providers in the Greater
Shepparton area in 2018-2019. Of these:x
Gender

61.3% were female

Household
composition

41.8% were single,
23.1% were single-parent families
7.2% were couples with child(ren)

Age

59.3% were aged between 26 and 45 years old

Cultural
background

89.7% were born in Australia

Employment

8.9% were in full or part-time employment

Support
Payments

37.3% were in receipt of the Newstart payment

27.8% identified as Aboriginal and/or Torres Strait Islander

20.7% were in receipt of a parenting payment
19.7% were in receipt of the disability support pension

Previous
51.5% had been in permanent housing less than one week
accommodation prior,
15.66% had not been in permanent accommodation for over
6 months

Factors that contribute to homelessness and housing stress
Council understands that there are a multitude of causes of homelessness.
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Circumstances that lead to homelessness are a reflection of wider societal and institutional shifts
such as the casualisation of employment, rising marital breakdown, and the increased cultural
perception of housing as an investment asset, as well as the increasingly globalised and returnfocused nature of the housing market.
Local service providers indicate the below main reasons for presentation to local housing support
services are summarised below:

Main Reasons for Presenting
Non-family violence
Transition from custodial
arrangement
Employment difficulties

30

Problematic drug or substance
abuse
Medical Issues

49

53
108

862

158
169

Unemployment

241

Lack family and/or community
support
Mental Health issues
Time out from Family

110

248
699
403

Housing Crisis
Relationship / Family Breakdown
Domestic and family violence

447

430

Inadequate or Inappropriate
dwelling condition
Financial Difficulties

Indirect contributors to housing stress and homelessness, which entrench the cycle of poverty and
are pertinent to the Greater Shepparton Local Government Area, include:
• An unemployment rate of 4.7%xi
• Youth disengagement of 30% (or 2,300 young people)xii
• Poor educational outcomes. In 2016, the proportion of 20-24 year-olds who had left school
before completing year 11 was 20% in Greater Shepparton – approximately twice the level
of 10.3% across Victoria.xiii
• University participation rates among residents aged 20-24 are markedly lower than
Victorian levels.
• The number of people reliant on CentreLink payments is higher than the state average.xiv
Housing support services are forced to turn people away due to a lack of adequate resourcing. In
some cases, those on the Victorian Housing Register may wait up to 15 years for suitable
accommodation.
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Vulnerability to homelessness
In addition to residents who are already experiencing acute levels of need, a substantial proportion
of households in Greater Shepparton are in housing stress, defined as those in the lowest 40% of
income levels who are paying more than 30% of their income on housing costs. These households
are vulnerable to ‘trigger events’, such as redundancy, accidents, eviction, or changes in the
financial markets, which may precipitate homelessness.
•

2,716 low income households were in housing stress in Greater Shepparton in 2016,
representing 27% of all low income households.xv Of these:
69.0% were living in private
rental

51.7% of low-income households in the
private rental market
28.5% of all households in the private rental
market

31.0% were mortgage holders

40.5% of all low-income households with a
mortgage
11.1% of all households with a mortgage

•

Older women aged 55 years and over are the fastest growing cohort of homeless Australians,
increasing by 31% between 2011 and 2016.xxviii

Market impacts
A key factor in homelessness is the housing market itself, as rising housing costs exclude an
increasing number of cohorts. In addition, societal emphasis on ownership compounds difficulties
experienced by those in the rental market, increases likelihood of mortgage stress, and promotes
larger housing stock despite a falling average household size.
Although the lower end of the housing market in Greater Shepparton is not inherently
‘unaffordable’, particularly by Melbourne standards, Greater Shepparton’s population has
proportionally lower income levels, maintaining an affordability gap. This gap reflects the increase
of ‘financial difficulties’ as a cause of homelessness, as households with too many assets to be
eligible for social housing but insufficient assets to engage in the free market are left without
tenable options.
The local market context includes:
•

10% decline in the affordability of the private rental market between 2008 and 2018. Only 30%
of one-bedroom rental lettings in 2018 were affordable for a single person on Newstart.xvi

•

A vacancy rate of only 1.6% for the Shepparton/Goulburn Area in March 2019. Shortages of
available properties enable premium rental pricing on properties that may be in poor condition,
while high demand can mean an extended waiting time to obtain accommodation.

•

37.09% increase in market value for units between 2008 and 2018.

•

41% increase in median rents between 2008 and 2018.

•

A mismatch of housing stock to household size: while 25.2% of households are single-person
and 24.7% are couples without children, one-bedroom dwellings comprise only 3.5% of
housing stock and two-bedroom dwellings only 15.1%.xvii Shortages of appropriate stock force
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smaller households to pay higher costs, promoting housing stress and increased vulnerability
to homelessness.
•

71.9% of dwellings in Greater Shepparton have three or more bedrooms, reducing options for
smaller households or those downsizing in response to changed circumstances, and incurring
higher ongoing living costs.

While the original intention of our Affordable Housing Strategy was to support negotiations with
developers of large housing estates, Greater Shepparton’s rate of growth does not offer the
necessary scale to achieve beneficial outcomes and identified growth corridors are removed from
necessary community infrastructure (Demonstrated in Appendix 1).
Consequently, the Draft Strategy incorporates a wide array of actions that may accumulate for
longer term improvements in housing availability.
Council’s role in homelessness
Council is not funded to provide direct services to those who are at risk of or experiencing
homelessness or housing stress. However Council does believe it has a role in advocacy,
providing support to service providers, and in examining the way in which it can influence housing
affordability.
Advocacy
Council values the work of the agencies funded to deliver homelessness support. The Hume
Region Homelessness Network is represented by Beyond Housing, Rumbalara, SalvoCare, Bridge
Youth Service, Vincent Care and Wintringham Housing.
Council advocates to the Victorian State Government to provide increased, consistent, and
targeted support to the agencies specifically tasked with providing housing and homelessness
support.
Council is also a supporter of the ‘Raise the Rate’ campaign which aims to influence the Federal
Government to increase the rate of the Newstart allowance.
Support for service provision
Council provides funding to local agencies that address the immediate needs of people who are
seeking support due to issues caused by poverty, unemployment and housing instability. This
includes funding to:
•
•
•
•
•
•
•

The Lighthouse Foundation
Greater Shepparton Foundation
Foodshare
Goulburn Valley Community Care and Emergency Relief
Community Accessibility
Neighbourhood Houses
FamilyCare

These services provide emergency food relief, educational support, transport assistance, and
social connectivity.
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Housing Affordability
As previously noted, Council received $50,000 from the Victorian State Government to develop an
affordable housing strategy. It is anticipated that this strategy will guide future Council negotiations
with developers to include social and affordable housing in housing developments.
As a Planning Authority, Council has a considered approach to planning and development to
ensure a consistent and appropriate supply of land and housing.
Policies and practices from all levels of government that have a bearing on delivering
services to the homeless.
Current Commonwealth policy, action and response:
• Council welcomes initiatives such as the National Housing and Homelessness Agreement,
Homes for Victorians, the Voluntary Affordable Housing Agreement Grant Program (which
funded development of Greater Shepparton’s Affordable Housing Strategy), the National
Housing Finance and Investment Corporation, the First Home Super Saver Scheme, the
First Home Loan Deposit Scheme, and Victoria’s homelessness and rough sleeping action
Plan 2018.
• Insufficient Newstart payments entrench poverty. Levels of welfare support are inadequate
for participation in the rental housing markets, particularly Newstart and single parenting
payments.
• Punitive response to welfare recipients entrenches poverty and contributes to
homelessness and housing stress.
• The allowance made for non-home ownership in calculating the aged pension is insufficient
to offset actual rental costs.
Opportunities:
• Increase Newstart
Current State Government policy, action and response:
• Homes for Victorians – Affordability, access and choice provides a State Government
platform for action
• State Government funding of $5.5 million to partner with Wintringham Housing to deliver
around 30 units for elderly people who are homeless or at risk of homelessness.
• State funding allocation of $50,000 from the Voluntary Affordable Housing Agreement
Grant Program to Council.
• Family Violence Refuge Program (accommodation for six families escaping family violence
in Greater Shepparton).xviii
• Greater Shepparton did not receive any of the $209 million allocated in the 19/20 Victorian
State Budget to build an additional 1,000 public housing properties over three yearsxix.
• Insufficient Housing Establishment Fund money for Beyond Housing to provide crisis
accommodation.
• The absence of mandatory inclusion of Affordable Housing in residential developments
undermines the efficacy of advances such as the amendment of the Planning and
Environment Act 1987 in June 2018.
• The nature of government election cycles engenders insecurity and inconsistency in
planning for homelessness responses, exacerbating the impacts of insufficient funding
allocations to service providers. The duration of the construction process, which can take 3
or more years from initial design stage to occupancy, and the relatively short period of
some funding programs undermine the creation of a consistent pipeline of dwellings,
requiring repeated set-up costs and incurring delays.
• Promotion and protection of developers’ interests discourages the construction of needed
housing stock, particularly 1 and 2 bedroom units, inhibits innovation in housing models
Greater Shepparton City Council: Submission to the Victorian Parliamentary Inquiry into Homelessness in
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•

and provision systems, and can result in poor quality stock. The Nightingale Model, which
has emerged in Melbourne since 2013, has demonstrated that high quality,
environmentally-friendly construction is possible at affordable cost.
Emphasis on construction of new homes, particularly in greenfield areas, contributes to
concomitant issues, including shortfalls in infrastructure provision, reliance on car transport,
social isolation, and rising utility costs, as well as potentially impacting future water supply
and food security where productive agricultural land is utilised for housing.

Opportunities:
• Additional transparency in eligibility criteria for grants and programs such as the State
Government’s ‘Building New Homes to Fight Homelessness’ funding, would enable
refinement of advocacy and grant applications.
• The release of a framework of potential actions and/or resources to accompany the
amendment to ‘facilitate affordable housing’ in the Planning and Environment Act 1987
would be helpful, reducing the amount of ‘reinventing the wheel’ by councils. Council
officers estimate that development of the Greater Shepparton Affordable Housing Strategy
could have been expedited by 4-6 months through the availability of additional resources
and information.
• Increase appropriate public housing stock.
Local Government:
• Council is not a housing or homelessness service provider. However Council has a role to
play in advocacy and support for those who do.
• Council provides support for welfare service providers (food, transport, Neighbourhood
Houses etc.) and provides much of the critical social infrastructure required by individuals
to participate in community life.
Opportunities:
• Finalise and implement the Affordable Housing Strategy. The draft Strategy sets out
Council’s Vision, Targets, Objectives and Actions to respond to housing stress and some
factors contributing to homelessness, and facilitate an increase in affordable housing stock.
• Work with developers to include greater diversity of housing stock and work with existing
land owners to consider innovative affordable housing solutions in the Shepparton and
Mooroopna CBDs, areas within close proximity to social infrastructure.
• Explore a reduction in planning application fees for public housing providers.
• Work in partnership with other housing providers and philanthropic agencies to identify
local solutions to address crisis accommodation and social housing supply.
• Investigate the Finland Model and other successful homelessness initiatives and identify
those that could be delivered locally.
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How can homelessness in Greater Shepparton LGA be reduced?
Solutions that may be effective in the metropolitan context may not necessarily translate directly to the regional environment.
Addressing homelessness requires more than allocation of a dwelling. Early intervention measures are essential to prevent deterioration of
individual circumstances and concomitant higher need for support services. Similarly, support to maintain ‘at risk’ tenancies is required to break
instances of cyclic homelessness.
The scale of homelessness issues requires a multi-directional approach. Relatively small interventions, such as Beddownxx and the Harris
Transportable Housing Projectxxi, can make significant impacts through maximising existing resources.
In order to operationalise measures to address complex housing issues, a holistic approach that includes partnerships between all levels of
government, housing service providers, developers, real estate agents, architects, and landlords, is necessary.

Reduce
Homelessness
numbers in
Greater
Shepparton
through:
Increase New Start
Allowance

Who currently
provides service?

What are the numbers for Greater Shepparton

What do they need to reduce
issue?

Department of Human
Services (Centrelink)

2,829 registered recipients (2018)

Advocacy
Bipartisan Federal Government
support
Increase business and industry
opportunities
Advocacy
Apprenticeships
Reduce cost of education
Offer flexible education
opportunities
Apprenticeships

Increase Job
Opportunities

Employers
Employment agencies
RTOs (job ready)
Lighthouse
Increase Education Department of
Opportunities
Education
RTOs (mainstream /
alternative)

Number of Houses

Department of Health
and Human Services

Unemployment rate is 4.66% compared to 4.68% Victoria
state average. Lowest rate recorded since 2010.
https://economy.id.com.au/shepparton/unemployment
Slight decrease in people attending education as reported
in Census from 2011 to 2016
https://profile.id.com.au/shepparton/education
6.9% of the population were attending secondary
institutions, and 3.8% were learning at a tertiary level,
compared with 6.3% and 4.2% respectively for Regional
VIC
26,963 dwellings with an average household size of 2.49
700 Community Housing (Hume region Beyond Housing)

Increase number of housing/
dwellings
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Social Housing
providers
Private Developers
Private residents

Affordability of
Houses
(as reported 2018)

Department of Health
and Human Services
Social Housing
Providers
Real Estate/
Landlords

AOD treatment

ACSO (Entry Point)
Primary Care Connect
GV Health
The Cottage
SalvoCare
Rumbalara
GV Health (including
Headspace)
Wellways
Private Practitioners
VincentCare (Marion)
Primary Care Connect
Department of
Humans Services
(Crisis Payment)
Victoria Police (FV
Unit)
Rumbalara

Mental Health
treatment

Family Violence
Prevention

2,000 DHHS housing (Goulburn Region)
1,259 people on the waiting list for social housing in the
Goulburn (Shepparton)
174 people on the waiting list to transfer from social
housing
People wait on average 15 years for public housing
Victoria is one of the worst performers, both nationally and
internationally, for social housing investment
Families now comprise 40% of people experiencing
homelessness
The proportion of elderly homeless women is growing
One-third of households are experiencing rental stress
One-bedroom units have fallen from 80% to 25% in 15
years
Median rent for a two-bedroom unit is $350 per week
Minimum wage is $750 per week
Average pension is $450 per week
New Start allowance is $225 per week
Homelessness has increased by 14% in five years
244 clients (episodes closed) rehabilitation treatment
3,328 clients (episodes closed) Counselling
968 clients (episodes closed) Withdrawal management
179 client (episode closed) Pharmacotherapy
Data from Murray Primary Health Network during 17/18

Faster planning approvals
Rate relief
Compulsory allocation of
affordable blocks in housing
developments
Advocacy

47,214 Service hours (for 18/19) provided to consumers of
community mental health services

Work to support the inclusion of
evidenced based prevention
strategies

1,463 incidents attended by police.
It is estimated 2,000-3,000 incidents occur that are not
reported to police, but receive family violence support in
the form of crisis intervention or counselling.

Early intervention, holistic support
for families. Providing resources
to families. Improve systemic
responses. Support to men into
accommodation.

Concessions
Compulsory allocation of
affordable blocks in housing
developments
Advocacy

Work to support the inclusion of
evidenced based prevention
strategies
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Appendix 1: Community infrastructure and designated growth corridors in Mooroopna and Shepparton.

Above left: mapping of Shepparton and Mooroopna Community infrastructure. Above right: Designated growth corridors.

xxii
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