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1 Executi ve summary  

All local government areas (LGAs) in NSW are required to prepare a Housing Strategy under the Local 

Environmental Plan (LEP) Review Process to meet the objectives of the broader District or Regional plans.  This is 

given legal effect under Part 3 Division 3.1 Section 3.8 of the Environmental Planning and Assessment Act 1979 

(The Act). 

Ku-ring-gai LGA is part of the North District and is subject to the North District Plan.  Under the North District 

Plan, a Housing Strategy is required to be prepared. This Housing Needs Study has been prepared to inform the 

drafting of a Housing Strategy for the Ku-ring-gai LGA. 

The purpose of the Housing Needs Study is to evaluate past trends and the components of expected population 

change to inform future housing need in Ku -ring-gai LGA, including housing typologies and locations. The 

following executive summary provides a brief overview of the key factors that have emerged from demographic 

and housing analysis, with further detail in the body of the report.  

All past data utilised in the report is Australian Bureau of Statistics Census Data (2006, 2011, 2016) and 

Department of Planning, Industry and Environment Population Projections 2019 unless otherwise referenced. 

Key trends in population change 2006 -  2016  

The population in the Ku-ring-gai LGA grew from 104,450 to 122,4721 during the 10-year period between 2006 ï 

2016 at an annual growth rate of 1.6% per annum. During this period, the key drivers of population change were 

inward migration from both overseas (approximately one third) and other parts of Australia to the Ku -ring-gai 

LGA (approximately two-thirds).   

The greatest growth was in couple-with-children households (approximately 3,500) while growth in couple and 

lone-person households was much lower (approximately 1,500 and 900 respectively or 15) in the 2006 ï 2016 

period. Between 2006 ï 2016, there were increases in families with one or two dependent children, with declines 

in families with greater numbers of children.  

Most of the 65+ age bracket (5 -year increments) also grew by 40%+ during the 2006 ï 2016 period. 

The greatest percentage of growth by age cohort was in young adults (25 ï 34-years) in the 2006 - 2016 period 

(40%+).  However, young adults are under -represented in the LGA compared to both the North District and 

Greater Sydney.  Therefore, the growth in young adults began fr om a very low base and this age cohort remains 

significantly under-represented as a proportion of the population in the LGA as of 2016.  

Projected population change 2016 ï 2036 and structural age change  

Lower growth rates are forecast by the Department of Planning, Infrastructure and Environment between 2016 ï 

2036, reducing from 1.6% per annum (2006 ï 2016) to 0.95% per annum (2016 ï 2036) in the Ku-ring-gai LGA.  

A key factor of slower growth is an expected reduction in net migration.  

Structural age change has the potential to be a strong driver of dwelling demand. Over 14,400 additional people 

over 50 years in age are forecast to live in the LGA by 2036. Approximately 4,000 of these additional people will 

be over 80 years of age and are more likely to be  in the frail category.  

DPIE forecasts indicate that there will be approximately 10,500 additional households in the LGA by 2036. A 

growth of 5,500 lone and couple -only households between 2016 ï 2036 is forecast.  The vast proportion of these 

households will be older as there is little growth forecast in young adults.  By 2036, forecasts predict that 42% of 

all households will be mainly older lone and couple households, while 45% will be couple with children. The 

remainder will largely be made up of other ho usehold types, such as one parent and multi-family households. 

                                                
 
1 DPIE Community Profile Tool 

https://www.legislation.nsw.gov.au/#/view/act/1979/203/part3?
https://www.legislation.nsw.gov.au/#/view/act/1979/203/part3/div3.1?
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Department of Planning, Industry and Environment Implied Dwelling 
Requirements  

Based on demographic analysis, the Department of Planning, Industry and Environment produce an implied 

dwelling requirement.  It indicates that 10,660 additional dwellings would be required between 2016 to 2036.   

The Housing Needs Study tests this and assists to determine dwelling typology demand to provide the right mix 

of housing to meet the communityôs needs.  

Ave rage household size  

Consistent with trends across Greater Sydney and the North District, average household sizes are forecast to 

reduce over the 2016 ï 2036 period in Ku-ring-gai from 2.97 to 2.84.  As previously outlined, the increased 

proportion of lone and couple households and a reduction of the dependents in households with children are 

factors in this reduction.  This implies that even without population growth, there will be increased demand for 

dwellings.  

Dwelling tenure  

Owned-outright was the domin ant tenure type in the LGA as at 2016.  While the greatest proportion of owned -

outright tenure was in separate dwellings, 23% of apartments 4 -storey and above were owned-outright.  This is a 

strong indicator of downsizing to this type of dwelling.  

Separate dwellings and apartments 4-storey and above were dominant in owned-with-mortgage tenure types.  

This indicates both of these dwelling types are important sources of dwellings for purchase.  

9% of dwellings were rental as of 2016. Separate dwellings and apartments 4-storey and above formed the vast 

majority of rental supply.  Each of these dwelling types contributed approximately the same number of dwellings 

to the rental supply, despite separate dwellings accounting for approximately 73% of dwellings in the  LGA. With 

limited opportunity to increase the supply of separate dwellings, smaller dwelling typologies are critical to 

maintaining rental supply.  There is an extremely low supply of other tenure types in the LGA, such as social 

housing (39 dwellings). 

Cost of housing  

Data analysis showed that both non-strata and strata dwellings attracted higher prices than other North District 

LGAs. As of 2018, the Ku-ring-gai LGA had the highest median dwelling price in the North District, growing 86% 

since 2011. The significant rise in sales prices may mean that the proportion of owned -outright tenure types, 

primarily in older residents, will decline by 2036.  

Median rental increases have been more moderate in Ku-ring-gai, growing by only 6% since 2011.  This is likely 

due to increased apartment dwelling stock in the Ku -ring-gai market.  The median apartment rental is lower than 

both neighbouring Willoughby and Northern Beaches LGAs, while the house median rental is higher. Rental of 

townhouses/villas/terraces attracts higher prices than the aforementioned LGAs, likely to be a result of a much 

lower proportion of this type of stock of this type in Ku -ring-gai, compared to others in the North District.  

Household income  

Median household income is higher in the Ku-ring-gai LGA than the North District and Greater Sydney. 12% of 

couple-with-children households have a household income lower than the Greater Sydney average. 

For other household types outlined below, the percentage of households below the Greater Sydney median 

household income is much higher, and these household types may be more vulnerable to housing stress: 

» 75% of lone -person households 

» 37% of couple-only households 

» 54% of one parent households 

» 41% of group households and 57% of other households.  
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Housing stress  and  affordability  

There has been an escalation of housing stress (mortgage and rental) in the Ku-ring-gai LGA, as defined by the 

NSW Affordable Housing Ministerial Guideline (73% increase between 2006 and 2016). Rental stress has nearly 

doubled over the same timeframe. 2,147 renting households in Ku-ring-gai LGA would likely be eligible for 

Affordable Housing under NSW Affordable Housing Ministerial Guidelines.  

Affordability of housing is another key indicator, especially considering the very high prices of p roperty in the Ku -

ring-gai LGA and rent of separate dwelling .  For the purposes on the Housing Needs Study this was defined by 

the ABS definition of housing stress where 30% of income is being spent on housing (i.e. relative to the 

householdôs income, not the Greater Sydney median household income).  The following graph shows the numbers 

and household types experiencing housing affordability issues. 

Other demographic groups that 

may be impacted by housing 

affordability concerns in the LGA 

include the ageing population, 

Culturally and Linguistically 

Diverse (CALD) people and 

Aboriginal and Torres Strait 

Islander (ABTSI) people. 

Further investigation into housing 

affordability revealed that as of 

2016: 

» The 55-64-year cohort is 

experiencing much greater levels 

of affordability problems than the 

65+ age range. This is likely indicative of future trends.  In this age bracket, households are likely to not be 

able to recover from housing stress or unaffordability and, in the Ku -ring-gai LGA context, this could result in 

more people downsizing.  Housing unaffordability in this cohort is more prevalent in female residents than 

male. 

» Female-head, one parent households are the most likely to have housing affordability concerns, and are 

more likely to live in apartments.  The number of one parent households that occupy apartments 4-storey 

and above rose significantly in the 2006 ï 2016 period (900% growth), whereas the number occupying 

single dwellings declined.  The number of apartments needed to meet the needs of this ho usehold type is 

likely to escalate. 

» While couples with children experience a relatively low rate of unaffordability (16% of residents in this 

household type), this represents the largest number of residents by household type experiencing 

unaffordability.  This may indicate there is a need for more affordable types of dwelling stock for couples 

with children. There has been a significant rise in couples with children living in apartments 4 -storey and 

above, with particularly notable corresponding rise in 0 -4-year olds. This suggests this is an increasingly 

important source of housing for starting out families. The trend with regards to these children remaining in 

apartments is uncertain at this stage as it may be related to the availability of that type of st ock in the Ku-

ring-gai market (i.e. greater production post -2011). The rise in apartment living may also indicate that other 

intermediary stock is needed for families, such as townhouses, if and where they can be delivered 

reasonably cost-effectively. 

» CALD residents are more likely to experience housing affordability concerns.  For those that speak English 

well, 33% or residents experience housing affordability problems but this rises to around 38% when there is 

a lack of English proficiency.  Most of the latter live in larger -scale apartment complexes, generally in the 

south of the LGA or St Ives. 

» Aboriginal and Torres Strait Islander people have a very low representation in the Ku -ring-gai population but 

median household income for this group was well above the median for the LGA.  Housing affordability does 

not appear to impact the ABTSI people living in Ku-ring-gai as of 2016. 
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Key worker profile  

There is a low rate of unemployment of 4.6% in the Ku -ring-gai LGA. Most resident workers are employed in 

professional and technical services industries, health care and social assistance, finance and insurance and 

education.  

Key worker industries are considered essential to the function and needs of the local community. The largest 

employment industries within th e Ku-ring-gai LGA are health care and social assistance and education, both 

considered key-worker intensive industries. As of 2016, 32% of workers in healthcare and social assistance and 

38% of education workers, live in the LGA.  Another key worker indust ry, but of less of an employer within Ku -

ring-gai, is public administration and safety.  

Significant numbers of key workers travel from outside the North District to Ku -ring-gai to work in these 

industries.  Many of them are on very low to low incomes (less  than $52,000 per year). The vast majority of these 

workers would likely be eligible for Affordable Housing under the NSW Affordable Housing Ministerial Guidelines. 

Many moderate-income worker (less than $104,000 per year) may also be eligible, depending on their particular 

circumstances.  

The long-distances travelled by key workers (outside the North District), may increasingly be a barrier to 

attracting these key workers to employment in the Ku -ring-gai LGA. It is estimated that a likely minimum of 1,700 

key workers could be eligible for Affordable Housing (earning less than $52k per annum), with the potential for 

up to a further 3,000+ workers eligible  on moderate incomes (up to $104k per annum) .   

Analysis of housing stock and housing choice in the LGA ï dwelling structure 
and bedrooms  

As of 2016, the dominant dwelling type in the Ku -ring-gai LGA was by far separate dwellings (approximately 

73%). This is significantly greater percentage than either the North District (53%) and Greater Sydney (54%).  

The Hornsby LGA had a similar proportion of separate dwellings but all other North District LGAs had a lower 

proportion of these dwelling types.  

Ku-ring-gaiôs housing stock had a very small proportion of terrace/townhouses/villas (approximately 4%) 

compared to the North District (10%) and Greater Sydney (14%) as of 2016.  

Approximately 23% of dwellings in Ku-ring-gai were apartment stock as of 2016.  Approximately 14% of housing 

stock was apartments 4-storey and above, generally the more recently developed homes. The North District had 

37% apartment stock while Greater Sydney had 31%, both much higher than the Ku-ring-gai LGA. 

The impact of lower levels of townhouse/terrace/villa stock was investigated in the Housing Needs Study.  It 

showed the following. 

» A greater proportion of townhouse/terrace/villa stock is inhabited by older people, compared to younger 

cohorts. As at 2016, only 20% of townhouses 2 -storey and above were inhabited by couple with children 

households, with a much lower proportion in 1 -storey semi-detached.  

» Due to the very low percentage of townhouse/terrace/villa type stock (4% of all market housing stock), 

there is likely an under-representation of all ages and household types in this type of stock  and therefore, 

more difficult to determine trend s.   

» Between 2006 to 2016, the greatest increases were in 2-bedroom (4.45%) and 5 -bedroom stock (1.83%).  

There was a decline in the proportion of three and four -bedroom stock.  There were minimal increases in the 

percentage of 1-bedroom stock (1.64%). It would appear that more intermediary stock for families (3/4 

bedroom) is likely required, considering affordability and declining numbers of dependent children.  

» There is significant under-occupancy in the LGA with 16,000 separate dwellings having an under-occupancy 

of 2 or more bedrooms as of 2016.  This is over half of all separate dwellings. 89% of separate dwellings had 

one or more bedrooms spare. With the very low stock availability of terrace/townhouses/villas, there may be 

significant unmet demand if t his typology of stock it more suited to peopleôs needs or desires, particularly 

among the ageing population. 
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Analysis of trends of people living in dwelling typologies  

The key outcomes of the analysis of trends in people living in particular dwelling typo logies include: 

» The proportion of every age range residing in single dwellings fell between 2006 ï 2016, with the exception 

of 25 ï 29 year olds (possibly due to staying at home longer) and the 80 plus cohort.  

» Analysis showed that of the approximate 3,500 additional couple-with-children households residing in Ku-

ring-gai between 2006 ï 2016, only 200 additional separate dwellings were occupied with this household 

type.  This would indicate that other dwelling types are increasingly important for couples wit h children. 

» There was 700 ï 1000% proportional growth in young adults (depending on the specific 5 -year age range) 

living in apartments 4 -storey and above.  This indicates this form of housing has become an important 

source of residential accommodation for young adults and may have significantly contributed to the 40%+ 

growth in the 25 ï 34-year old age range between 2006 ï 2016.   

» There is a corresponding peak of 0-4-year old children living in apartments 4 storey and above.  This would 

indicate that this typology is of increasing importance to young, starting -out families. It is more difficult to 

determine the trend for primary age children as this may be a factor of when the stock was developed  and 

therefore, th e long term trends are not clear . 

» There was 600% growth in most age ranges above 50 years occupying apartments 4 -storeys and above, 

indicating that people in older age ranges are choosing this type of stock.  This is quite different to lower -

scale apartments, which have lower proportions of the 50 ï 70 age range, then peaks above this range.  This 

indicates that younger cohorts in the ageing population are choosing this type of housing stock earlier than 

their older counterparts. There is evidence that mortgage stress is also increasing in younger cohorts in the 

ageing population (55 ï 64 years), which may increase the downsizing trend. 

» There was a 900% increase in the number of one parent households residing in apartments 4-storey and 

above, with a decline of 200 households of this type living in sep arate dwellings between 2006 ï 2016.  This 

household type is generally impacted by housing affordability concerns more than other household types.  

This is likely to indicate an escalating trend to apartment living by this household type.  

Housing demand as sessment  

Growth is projected to slow in Ku-ring-gai between 2016 -2036 to approximately 66% of the rate of the 2006 ï 

2016 period with net migration declining in influence on dwelling demand.  Structural age change factors will be 

increasingly influential, while other household types were also considered in the Housing Needs Study. The 

Housing Needs Study does not assess the feasibility of the delivery of any particular typology and these factors 

may have to moderate the housing mix.  Feasibility is dependent on land values at specific locations. 

Apartment dwellings  

The following provides a summary of the housing need for apartment stock and the key factors that have 

informed the housing need calculation. 

» There has been a 600% growth in the proportion of peo ple over 50 occupying apartments (4-storey and 

above) between 2006 ï 2016, albeit from a low base.  

» Housing affordability issues appear to be increasingly prominent in the older population particularly at the 

younger end of the cohort potentially prompting an escalation of downsizing to more affordable options.  

» To support the ageing population at a much more conservative growth rate  (3% per annum) , 

the findings of the Housing Needs Study found 3,820 additional apartments would be required.  

» There is a very low proportion of young adults in Ku -ring-gai compared to the North District and Greater 

Sydney. There has been growth of young adults in the LGA between 2006 ï 2016 (40%+), likely driven by 

the availability of apartments (4 -storey and above).  It also found  that this form of dwelling is an important 

source of housing for young starting out families with 0 -4-year-olds also represented in this typology of 

housing stock. 
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» The Housing Needs Study has found that the production of apartment dwellings in Ku -ring-gai has likely had 

a stabilising effect on rents compared to other LGAôs in the North District. This is may have contributed to 

growth in young adults living in the LGA.  

» To continue to support the proportion of young adults in Ku -ring -gai, the Housing Needs S tudy 

found that 900 ï 1000 additional apartments for this cohort would be required.  

» There is a forecast rise in one parent households to 2036. 2006 ï 2016 data shows a decline in this 

household type living in single dwellings and a rise in apartment living  by these families (900% growth 2006 

ï 2016). Housing unaffordability is shown to be more prevalent for these families.  

» To support one parent  families to 2036, the Housing Needs Study suggested approximately 

1,000 additional apartments are required  for thi s household type.  

Townhouse/terrace/villa dwellings  

The following provides a summary of the housing need for townhouse/terrace/villa stock and the key factors that 

have informed the housing need calculation. 

There is a very low percentage of housing stock of this typology in the LGA compared to the North District and 

Greater Sydney (4% of housing stock in the Ku-ring-gai LGA), which makes trends more difficult to determine. 

However, the key conclusions were: 

» There is a likely need for semi-detached/townhouse/attached as an intermediary type of housing for couples 

with children.  Couples with children are forecast to grow by 3,455 households in Ku -ring-gai between 2016 

ï 2036, a similar increase as the 2006 ï 2016 period, although approximately half the growt h rate.  Between 

2006 ï 2016, despite the growth in this household type, only approximately 200 additional detached single 

dwellings were being occupied by that household type. Therefore, other smaller forms of dwellings are 

becoming increasingly important. 

» In 2016, 20% semi -detached 2-storey and above dwellings were occupied by couples with children but the 

dwelling stock is dominated by older age groups. To maintain the proportion of household representation, 

approximately 700 additional dwellings of this  type would be required. However, due to the low availability of 

stock, this household type is likely under-represented in this typology and further stock should be provided.  

» The Housing Needs Study recommends increases provision of semi-detached/terrace/ townhouse/attached to 

assist with availability for households with children (1400 + dwellings attributed to support this cohort)  

» Older persons are highly represented in townhouse/terrace/villa typologies, indicating a preference for this 

type of stock.  

» Downsizing rates across Greater Sydney are generally 35-45% or more in Greater Sydney, premised on the 

desired dwellings being available.   

» With the desired stock available, the preliminary findings of the Housing Needs Study, suggests an additional 

15% of ov er 55 households may downsize if desired stock were available. 3,600 of townhouses/terraces/dual 

occupancies would be required to fulfil this market gap.   

» It is a recommendation that this is tested with the community and among other stakeholders.  

Housing Need Study findings and comparison with DPIE implied dwelling 

requirements  

The table below summarises the findings of the Housing Need Study for market housing in comparison to the 

Department of Planning, Industry and Environment forecast of implied dwelli ngs required. 
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Summary of dwelling demand  

Housing need by typology by demographic Number 
Percentage of total by 

typology 
Total 

Apartments (young adult/beginning families)  909 

54% 
 

5,733 
Apartments (ageing population)  3,820 

Apartments (one parent)  1,004 

Semi-detached/terrace/villa/dual occupancy 

(ageing population) 
3,609 

46% 4,971 
Semi-detached/terrace/villa/dual occupancy 

(couples with children) 
1,362 

 Housing need total (2016 ï 2036) 10,704 

Note: Feasibility testing has not been conducted as part of the Housing Needs Study which may moderate the 

types of housing able to be delivered.  This will depend on land values in certain locations.  

 Department of Planning, Industry & Environment Implied Dwelling Projections (2016 ï 

2036) 
10,660 

Non -ma rket housing demand  

Demand in aged care  

While the health of older Australians is improving based on life expectancy data2, there will be a significant rise in 

the over 80s age group by 2036 in the Ku -ring-gai LGA.  Therefore, improvements in health and independence of 

older residents may be offset by the high volume of people in the frail category.  

Therefore, the Housing Needs Study has used a direct correlation approach to assess the need additional aged 

care services.  As at 2016, 4.5% of the over 65 -years population was in aged care services.  This percentage has 

been applied to the forecast number of people over 65 years.  

This results in 387 additional aged care places being required by 2036. 

Residents and key workers likely to be eligible for Affordable  Housing  

The following table provides a breakdown of residents and key workers likely eligible for Affordable Housing 

under the NSW Affordable Housing Ministerial Directions. 

Estimated number of households likely eligible for Affordable Housing 

Estimated minimum eligible households for Affordable Housing ï those in housing rental stress in 

the LGA, key workers living outside the North District earning less than $52,000 and estimate of 

homelessness  

3,949 

Estimated maximum eligible households for Affordable Housing ï  those in housing rental stress 

plus mortgage stress over 55s in LGA, key workers living outside the North District earning less 

than $104,000 per annum and homelessness 

8,000+  

                                                

 
2 Australian Institute of Health and Welfare, https://www.aihw.gov.au/reports/life -expectancy-death/deaths-in-australia/contents/life -

expectancy 
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2 Introduction  and purpose  

All local government areas (LGAs) in NSW are required to prepare a Housing Strategy under the  Local 

Environmental Plan (LEP) Review Process to meet the objectives of the broader District or  Regional plans.  This is 

given legal effect under Part 3 Division 3.1 Section 3.8 of the Environmental Planning and Assessment Act 1979 

(The Act).Under the Act, as soon as practicable after a District Strategic Plan is made, the council for each LGA in 

the District to which the Plan applies must review the LEPs for the area and prepare such planning proposals 

under Section 3.33 as are necessary to give effect to the District Strategic Plan. 

The purpose of the Housing Strategy is to ensure that appropriate numbers and typologies of dwellings are 

delivered over the 2016 ï 2036 period, with 5 -year review periods.  Ku-ring-gai LGA is part of the North District 

and is subject to the North District P lan.  Under the North District Plan, a Housing Strategy is required to be 

prepared. This Housing Needs Study has been prepared to inform the drafting of a Housing Strategy for the Ku -

ring-gai LGA. 

The intent of the Housing Needs Study is to evaluate past t rends and the components of expected population 

change to evaluate future housing needs in the area, including housing typologies. Both market and non-market 

housing3 needs are considered.. The Housing Needs Study, combined with other evidence such as the outcomes 

of community consultation, dwelling capacity, feasibility analysis and other factors, will inform the development of 

the Ku-ring-gai Housing Strategy. 

The purpose of this Housing Needs Study is to: 

» Critically review past trends in population growt h and change and housing choice in the LGA and consider 

the implications for future housing delivery .  For this House Needs Study, trends in various cohorts have 

been examined to understand future implications.  These cohorts include: 

>  The ageing population  

>  Young adults 

>  Family households with children, including one parent households 

>  The Culturally and Linguistically Diverse community 

>  Aboriginal and Torres Strait Islander population. 

» Analyse the implications and drivers of forecast population change estimated by the Department of the 

Planning, Industry and Environment (DPIE), particularly considering structural age change in the population  

and changes in household types, and consider the implications for housing delivery in the LGA.  

» Consider the evidence in terms of income and housing stress being experienced by residents in the LGA and 

make reasoned assumptions that may influence future housing demand . 

» Consider the key worker population that work in Ku-ring-gai and live outside the LGA that may be eligible for 

Affordable Housing. 

» Determine the mix of market housing that would be considered optimal and make any locational 

recommendations based on the data evidence and from spatial mapping. 

» Assess the likely demand for non-market housing. 

» Assess the above aspects against housing supply and make recommendations for future delivery.  To 

effectively analyse understand some of the above data, comparisons are made between Ku-ring-gai and 

other North District LGAs including Northern Beaches, Mosman, North Sydney, Willoughby, Hornsby, Hunters 

Hill, Lane Cove and Willoughby as well as Greater Sydney, where appropriate. 

                                                

 
3 Non-market housing is defined as Affordable Housing as defined by the NSW Affordable Housing Ministerial Guideline and other forms of 

residential accommodation such as aged care or boarding houses. 

https://www.legislation.nsw.gov.au/#/view/act/1979/203/part3?
https://www.legislation.nsw.gov.au/#/view/act/1979/203/part3/div3.1?
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3 Current population , previous 
trends  and forecast change  

Summary and key implications for the Housing Needs Study  

» The Ku-ring-gai LGA is expected to have a slower population growth rate between 2016 ï 2036 than 

experienced between 2006 ï 2016.  

» The drivers of slowing growth need to be understood. However, structural changes in population age and 

household type also need to examined to ensure housing meets future needs. 

» There is an expected shift in the LGAs that experienced the most growth in the 2006 ï 2016 period in the 

North District from LGAs such as the Northern Beaches to Ryde. Ku-ring-gai, in comparison, is forecast to 

experience moderate growth. 

3.1 Numbe r of people living in Ku -ring -gai  and 
forecast growth   

3.1.1 Ku-ring -gai  population  trends  

In 2018, the estimated resident population of Ku -ring-gai was 126,046. Between 2006-2016 (the two relevant 

Census years to assist in determining past trends), the Ku-ring-gai population steadily increased by a total of 

18,022 additional residents, representing an approximate 17% population increase4. The Housing Strategy that 

this Housing Needs Study will inform , is for the period between 2016 and 2036 in which there is a f orecast 

change of 25,3375 residents, or approximately 0.95% growth rate per annum . See Figure 1.  

Figure 1 Population change from 2006 ï 2018 and project population change to 2036.  

 

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2019) and ABS - Estimated Resident 

Population (2006, 2018) 

Note: Estimated Resident Population (ERP) 

 

                                                
 
4 DPIE Community Profile Tool and DPIE (2019), NSW 2019 Population Projections. It should be noted that there is conflicting data between these two sources on 

the 2016 Estimated Usual Residents. The latest data source (2019) has been utilised. 
5 DPIE (2019), NSW 2019 Population Projections 
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3.1.2 Comparison to the North District and Greater Sydney  

Between 2006 and 2016, the Ku-ring-gai LGA grew at a slower rate compared to Greater Sydney (17.24% and 
18.06% respectively) but had more growth than  the North District (17.24 % compared to 14.65% respectively). 

This trend is expected to reverse in the 2006 ï 2016 period, with Ku-ring-gai growing at a rate slightly below the 
North District average. See Table 1. 

Table  1 Estimated and projected resident population  

Estimated Population  2006 -  2016  

Area 2006 2011 2016 
Total Change 

Average Annual Growth  
No. % 

Ku-ring-gai 104,450 114,600 122,472 18,022 17 1.6% 

North District 775,300 832,750 886,600 111,300 14 1.4% 

Greater Sydney 3,953,050 4,286,200 4,681,950 728,900 18 1.7% 

Projected Population  2016 -2036  

Area 2016 2026 2036 
Total Change 

Average Annual Growth  
No. % 

Ku-ring-gai 122,472 141,468 147,809 25,337 21 0.95% 

North District 888,902 1,008,695 1,092,885 203,983 23 1.0% 

Greater Sydney 4,681,950 5,537,850 6,421,850 1,739,900 27 1.6% 

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2019) and ABS ï Estimated Resident 

Population  

Compared to other LGAs in the North District, the Ku-ring-gai LGA has experienced the third highest population 

increase between 2006 and 2016, a total increase of 18,022 additional residents. The Northern Beaches LGA 
experienced the greatest population growth over this period , with an additional 30,100 residents. This is 

substantially higher than any other LGA in the North District.  As a percentage of growth , Ku-ring-gai had the 

third highest percentage growth, behind Ryde and Lane Cove, and on a par with North Sydney.  This is shown in 
Figure 2.  

Figure  2 North District Total Growth 2006 -2016  

 

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2016) and ABS Estimated Resident 
Population (2006)  NOTE:  It should be noted  that there are sometimes mismatches between ABS data and DPIE population figures for 
2016.  DPIE sources are used where available for consistency. 
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By 2036, the resident population of the Ku-ring-gai LGA is expected to reach 147,809, an additional 25,337 
people. This represents a 21% population increase between 2016 and 2036, which will make it the fourth 

largest growth LGA in the North District.  

The Ryde LGA is expected to experience the greatest relative growth in the North District (69%). Areas such as 

Hunters Hill, Mosman and the Northern Beaches LGAs are expected to experience the least relative population 
change. In the case of the Northern Beaches LGA, it is anticipated to continue to be the LGA with the largest 

population in the North District by 2036 , despite having a relatively low growth rate.   

Ku-ring-gai is expected to maintain a relatively high proportion of population increase in the North District.  See 
Figure 3.  However, as can be seen in Figure 4 , the rate of growth is forecast to decline over the 2016 ï 2036 

period. 

Figure  3 North District Forecast Population growth, 2016 -2036  

 

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2019)  

Figure 4 Comparison of previous and projected annual growth rates between Ku -ring -gai 
the North District and Greater Sydney  

 
Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2019) 
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3.2 Trends and future drivers  of population change 
in the Ku-ring -gai  LGA 

Summary and implications for the Housing Needs Study  

» Inward migration, both from overseas (approximately one -third of change from 2011 -2016) and from other 

parts of Australia (approximately two -thirds of population change 2011-2016), have been key dynamics in 

population change in the Ku-ring-gai LGA.  

» There is expected to be a declining net migration influence in the Ku -ring-gai LGA between 2016 ï 2036.  

However, the net inward migration is expected to remain relatively strong until post 2026 . Therefore, 

understanding the dwelling choices of people migrating to the  LGA remains essential. 

» For overseas migrants to the LGA, there is generally an equal split in th e housing preference between 

separate dwellings and apartments. For migration to the LGA from other parts of Australia, there is a slight 

preference for separate dwellings (approximately 57%) compared to apartments (43%), but not remarkably 

different to in ward migration from overseas.   

» Inward migration from overseas, based on the mapping , has a slightly higher preference for dwellings at the 

southern end of the LGA, whereas from other parts of Australia there is a slight preference f or northern parts 

of the LGA.   

» The migration to intermediary dwelling types , such as townhouses, has not been assessed as the percentage 

of stock is very low and unlikely representative of trends.  

questions  

Sources of inward migration  will be more critical, including internal m ovement of the ageing 

population in the LGA. 

Ku-ring-gai LGA has experienced a high level of inward migration from other LGAs in Australia between 2006 ï 

2016 (approximately 69% of all inward migration ), double the nearest driver of population change from  overseas 

migration (approximately 31%).  See Figure 5.  Of the people that live in in Ku -ring-gai as of the 2016 Census, 

60% are Australian born, while a further 21% arrived prior to the year 2000.  

Figure  5 Migration into Ku -ring -ga i 2011 -2016  

 

 

 

 

ABS, 2016 Census 

Source: ABS ïTableBuilder Pro, 2016, variables LGA 
(UR), STATE (5YRS), óKu-ring-gai (A)ô (accessed 
December 2019)  

Note: New South Wales has been calculated so it 
only includes residents who moved into the Ku-
ring-gai LGA over the last 5 years not those that 
moved within the LGA to a different address. 

  

Migration into Ku-ring-gai 2011 - 2016
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Approximately 19% arrived from overseas post 2000.  In 2016, approximately 60% of residents were born in 

Australia, with China (excludes SARs6 and Taiwan) representing 7.1% and England closely behind at 5.7%.  There 

is a peak of inward migration from overseas in the 2010 ï 2014 period and exhibiting a marginal slowdown in the 

2015/16 period as outlined in Table 2.   

Table  2 Year of Arrival in Australia 2 016  

Source: Department of Planning, Industry and Environment ï Community Profile Tool (LGA)  

Net migration is expected to decline in the LGA between 2016 ï 2036 as illustrated in Figure 6 below which 

shows the drivers of expected population growth7 between 2016 ï 2036. 

Figure  6 Drivers of population change 2016 -2036  

 

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2019) 

                                                
 
6 SAR, China Hong Kong is a special administrative region (SAR) that exists as part of the Peopleôs Republic of China under the ñOne Country, 

Two Systemsò doctrine, negotiated in the Sino-British Joint Declaration, negotiated and signed in 1984, but taking effect in 1997.  
 

7 Department of Planning, Industry and Environment ï NSW Population Projections Data (2019) 
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3.2.1 Inward overseas migration and housing choice  compared 
to inward migration from other parts of Australia  

Figures  7 and 8 provide an overview of the housing choice of inward migration from overseas between 2011 and 

2016. The dominant choice for inward migration from overseas has been for separate dwellings (6,100 people8) 

compared to apartments (3,112 9 people).   

It  is assumed that approximately 2,100 apartments house people migrating into the LGA from overseas (based on 

an average household size of 1.5).  Based on an average household size of 3 for separate dwellings, those who 

chose separate dwellings in that five -year period would also equate to approximately 2,000 dwellings.   Migration 

to intermediary housing (semi -detached/townhouse/terrace) stock is low as a result of lack of stock availability ï 

see discussion in Section 3.6 .   

The number of people that migrated to the LGA from other part s of Australia and moved into separate dwellings 

was approximately 28,16310 people. This is illustrated in Figures 9 and 10 . The number that migrated from other 

parts of Australia and moved into apartments was 10,81911  people.  Using the same assumptions as the above, 

approximately 9,400 moved into separate dwellings 7,212 apartments between 2011 and 2016.   

For overseas migration to the LGA (2011 ï 2016), there is generally an equal split in the preference for separate 

dwellings and apartments. For migration to the LGA from other parts of Australia, there is a slight preference for 

separate dwellings (approximately 57%) compared to apartments (43%), but not remarkably different to inward 

migration from overseas.   

Therefore, there is a slight preference for separate dwellings over apartments, mainly due to the much more 

significant volume of inward migration from other parts of Australia.  

For inward migration to apartments from overseas, there appears to more of a preference newer apartment stock 

along the tr ain line.  For people moving from other parts of Australia to apartments in Ku -ring-gai, the key centres 

of Roseville (Boundary Street and West of the Pacific Highway), Killara, Gordon, Warrawee and St Ives. This 

preference is consistent for those migrating in from overseas or from elsewhere in Australia ï see Figures 8 and 

10.  

For separate housing stock, there is a slight trend towards housing located away from the main train line, while 

those migrating from overseas, there is a slight convergence towards key transport nodes along the train line . 

As there is not a major differentiation in trends , other dynamics such as household typologies/ages and issues 

such as affordability are likely drivers of housing choice.  Further investigation  of the housing choices of Culturally 

and Linguistically Diverse Communities (CALD) and relationship to housing affordability is investigated in Section 

9. 

 

                                                
 

8 ABS, 2016  

9 As above 

10 As above 

11 As above 
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Figure 7 Inward migration from 
overseas to separate houses 
2011 -  2016  

Source: ABS, 2016 

 
Figure 8 Inward migration from 

overseas to apartments 2011 -  
2016  

Source: ABS, 2016 
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Figure 9 Inward migration from other 
parts of Australia to separate 
houses 2011 -  2016  

 

Source: ABS, 2016 

 
Figure 10  Inward migration from other 

parts of Australia to apartments  
2011 ï 2016  

 

Source: ABS, 2016 

3.2.2 Outward migration  

Outward migration from Ku-ring-gai is characterised by two age-group peaks. These are young adults and the 50-

to-60-year age group (see Figure 11).  The latest demographic forecast figures produced by the DPIE take into 

account for outward migration trends  from the LGA12. While it is important to recognise that outward m igration 

occurs and this is now accounted for in implied dwelling demand in DPIEôs forecast figures, understanding the 

recipient locations of people who decide to migrate out of the LGA  may assist in determining any potential gaps in 

the housing market in Ku-ring-gai. 

This is explored further is the housing demand analysis of younger adults (see Section 6) and the ageing 

population (Section 5), the two cohorts where there is a peak in outward migration.  

                                                
 
12 DPIE, NSW 2019 Population Projections ï Methodology tab 
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Figure  11  Age of outward migr ation in LGA -  2011 -2016  

 

Source: ABS 2016 

3.3 Implications for housing delivery  

The DPIE produces an implied dwelling requirement based on population forecasting and predictions of average 

household size.  The following table outlines the implied dwelling re quirement for the Ku-ring-gai LGA (Table 3 ) 

from the 2019 figures produced by the Department of Planning, Industry and Environment .   

Table  3 Implied dwelling requirements in LGA Population projections 2019  

ASGS 2019 LGA  ï Implied d welling 

requirement  
 2016    2021   2026   2031   2036  Chang

e 

Ku-ring -gai (A)   43,435 46,100 48,765 51,430 54,095 10,660 

Source: DPIE (2019) NSW 2019 Population Projections (includes implied dwelling requirements) 

Between 2016 and 2021, approximately 4,300 dwellings have been delivered or are in the pipeline in Ku-ring-gai.  

Therefore, approximately 6,660 dwellings are required from 2021 ï 2036 based on the implied dwelling 

projections from the DPIE.  An average production rate of 425 dwellings per year would be required to achieve 

this.   

While this provides a guide for housing delivery, further investigation is required to better understa nd the 

demographics and housing choices to refine housing need for various cohorts.  Analysis of economic dynamics 

such as trends in incomes and housing affordability, as well as workers travelling into the LGA to service key 

industries, also need to be considered (Section 13 ). Other special needs, such as need for non-market housing 

like aged care, will also inform the mix o f residential accommodation required. 

3.4 Gender, a ge and forecast age structural change  

Summary and key implications for the Housing Needs Study  

» A key outcome of the forecast projections is a significant rise in the over 50 cohorts.  Detailed understanding 

of likely housing demand for this cohort is provided in Section 5.  

» While there has been some recovery of the proportion of young adults in the LGA between 2006 ï 2016, 

DPIE figures indicate a decline in this cohort to 2036. Investigations into some of the dr ivers of this recovery 

may assist with the Ku-ring-gai Housing Strategy supporting this cohort.  The relationship with  the relative 

growth in the 0 -4-year cohort in apartments 4-storey and above is investigated in conjunction with the 

young adult proportio nal increases. See Section 6.  
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» There will be a significant rise in the over 55 cohorts across many of the LGAs in the North District. Many of 

these LGAs are recipients of outward migration of the ageing population from Ku-ring-gai.  With declining 

dwelling stock production in some other LGAôs (e.g. Northern Beaches), there is likely to be significant 

increases in competition for suitable dwelling across the North District.  There may need to be an even 

greater focus on providing stock enabling people to age within Ku-ring-gai. 

» There is forecast to be a significant rise in the over 80ôs age cohort in Ku-ring-gai with most other LGAs in 

the North District exhibiting the same pattern.  This may create significant pressure on non -private market 

residential accommodation, such as aged care.  Further investigation in Section 5 . 

» Females are more represented in the adult population in Ku-ring-gai in each age group. This is more 

pronounced than the proportion of adult female residents in the North District and Greater Sydney.  This 

may suggest that there are gre ater percentages of female-lone-person households and likely female-headed, 

one parent households. This may have implications for levels of housing unaffordability experienced by these 

household types. This is further explored in Section 7 . 

3.4.1 Ku-ring -gai  age  profile  

Figure 12  shows the age distribution change in Ku-ring-gai between 2006 and 2016. Residents aged 5-19 and 

40-54 remained the dominant age groups in the Ku-ring-gai LGA in 2016 (2006 ï 2016 data comparison). This 

suggests there is a high proportion of family households with school-aged dependents.  

Other than an increasing number of households with children, between 2006 and 2016 notable changes in age 

structure include:  

» Substantial increases in most 50-year and above age categories  

» Increases in the young adult cohorts (although proportionally these remain significantly under-represented 

age groups compared to the North District and Greater Sydney as shown in Figure 13 ) 

» Significant increases in the 85-year and above age group. 

Figure  12  Age distribution 2006 -2016  

 

Source: ABS ïTableBuilder Pro, 2006, 2011, 2016, variables AGE5P, óKu-ring-gai (A)ô (accessed December 2019)  
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Figure  13  North District c omparison  age distribution 2016  

 

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2016)  

When compared to the North District (see Figure 13 ), as of 2016, Ku-ring-gai had: 

» A lower proportion of residents aged 0-4 (10.24% compared to 13.03% respectively)  

» A higher proportion of residents aged 10-14 (15.64% compared to 12.91% respectively) 

» A higher proportion of residents aged 15-19 (15.79% compared to 12.49% respectively)   

» A lower proportion of residents aged 25-29 (7.55% compared to 13.82% respectively) 

» A lower proportion of residents aged 30-34 (8.80% compared to 15.84% respectively)  

» A lower proportion of residents aged 35-39 (11.48% compared to 16.12% respectively).  

Ku-ring-gai LGA also had a significantly lower proport ion of residents aged 20-34 compared to the North District 

and Greater Sydney, with residents aged 25-29 the smallest proportional age group of all adults  with the 

exceptions of some 70 plus cohorts (inverse to Greater Sydney). However, data from the 2006 ï 2016 period 

indicated that the 25  to 34-year-old age brackets exhibited one of the highest growth rates , growing by over 40% 

between 2006 ï 2016 (see Table  4) . There was also a significant increase in the 0-4-age range. This is analysed 

in conjunction wi th the young adult increases, and any potential drivers , to inform potential future housing need 

(see Section 6 ) . 

The other highest growth rates are within the 65 plus age brackets  (see Table 4)  with the exception of the 75 ï 

84-aged cohorts. Analysis of trends in housing choice for ageing cohorts is investigated in Section 5  to 

effectively plan for future housing need . 

Table  4 Change in age groups 2006 -  2016  

Age group  2006  2011  2016  Total change  

2006 -2016  

Number  Per cent 

0-4 5,212 6,050 6,750 1,538 29.51% 

5-9 7,310 7,950 8,700 1,390 19.02% 
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Age group  2006  2011  2016  Total change  

2006 -2016  

Number  Per cent 

10-14 8,392 9,000 9,650 1,258 14.99% 

15-19 8,303 9,000 9,700 1,397 16.83% 

20-24 5,927 7,100 7,450 1,523 25.70% 

25-29 3,295 4,600 4,700 1,405 42.64% 

30-34 3,544 4,500 5,000 1,456 41.08% 

35-39 5,893 6,300 6,950 1,057 17.94% 

40-44 7,952 8,650 8,950 998 12.55% 

45-49 8,424 9,400 10,000 1,576 18.71% 

50-54 7,450 8,650 9,450 2,000 26.85% 

55-59 6,921 7,150 8,000 1,079 15.59% 

60-64 5,501 6,500 6,550 1,049 19.07% 

65-69 4,148 5,400 6,050 1,902 45.85% 

70-74 3,520 4,200 5,000 1,480 42.05% 

75-79 3,566 3,500 3,800 234 6.56% 

80-84 2,956 3,150 2,950 -6 -0.20% 

85+ 2,767 3,550 3,900 1,133 40.95% 

Source: ABS ïTableBuilder Pro, 2006, 2011, 2016, variables AGE5P, óKu-ring-gai (A)ô (accessed December 2019)  

3.5 Forecast age structural change -  2016 ï 2036  

The following methodology has been applied by the DPIE to determine the structural age changes that are likely 

to occur across NSW and specifically for each LGA13. 

» Fertility rates are based on historical birth data from the Australian Bureau of Statistics  (ABS) and 

supplemented with data from NSW, Queensland, Victoria and ACT Health agenciesô Perinatal Data 

Collections. 

» Mortality rates are based on the ABS mortality data.  

» Interstate and Intrastate Migrat ion are derived from the Census question ñwhere did you live 5 years ago?ò 

These data sources are combined with trend information from historical estimates of interstate migration 

available from the ABS. The likelihood for people to move in to, or out of, an area is then applied to future 

populations.   

» Overseas migration assumptions have been informed by short term forecasts from the Commonwealth 

Treasury as presented in the Annual Budget process. These forecasts are based on the latest data from the 

Department of Home Affairs on visa grants, past overseas migration flows by visa group, existing migration 

policy decisions and official economic outlooks. Age profiles for both arrivals and departures are determined 

from ABS data on migration, including the 2016 Census.  

                                                
 
13 DPIE (2019) NSW 2019 Population Projections (includes implied dwelling requirements) 
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Between 2016 and 2036, Ku-ring-gai LGA is expected to experience significant population growth in the follow ing 

10-year-age groups (as shown in Figure 14 and 15 ): 

» Increases in the 0-9-age group (an additional 1,384 residents) and the 10 -19 (an additional 3,621 residents) 

indicating and increase in the corresponding family-aged adults 

» There will be a total increase of over 14,400 people over 50 years indicating a large number of additional 

people transitioning from mature family to retirement age , which has the potential to require significant 

amounts of diverse, smaller housing stock ï further investigated in Section 5 . 

» Of the above, there will an additional 3,920 residents 80 plus that will be near or in the category of frail and 

requiring greater levels of accessibility, assistance or alternative forms of residential accommodation ï 

further investigated in Section 5.  

Figure  14  Age Forecast group 2016 -2036  

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2019) 

Figure  15  Age group forecast 2016 -2036  

          
Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2019) 
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Table  5 Forecast change in  various age cohort  2016 -2036  

Age 
group  

2016  2021  2026  2031  2036  Total change 2016 -2036  

No. No. No. No. No. Number Per cent 

0-4 6,569 6,958 7,270 7,328 7,052 483 7.35% 

5-9 8,956 9,517 9,894 10,004 9,857 901 10.06% 

10-14 9,369 10,664 11,037 11,235 11,205 1,836 19.60% 

15-19 9,527 10,090 11,124 11,234 11,312 1,785 18.74% 

20-24 7,210 7,562 7,913 8,374 8,216 1,006 13.95% 

25-29 5,059 5,098 5,162 4,922 4,858 -201 -3.97% 

30-34 5,732 6,153 6,201 5,780 5,379 -353 -6.16% 

35-39 7,141 8,595 9,035 8,800 8,132 991 13.88% 

40-44 8,598 9,549 10,814 11,049 10,687 2,089 24.30% 

45-49 9,659 10,205 10,877 11,911 12,059 2,400 24.85% 

50-54 9,129 9,807 10,273 10,695 11,547 2,418 26.49% 

55-59 7,576 8,339 8,891 9,153 9,369 1,793 23.67% 

60-64 6,211 6,846 7,465 7,779 7,891 1,680 27.05% 

65-69 5,802 5,755 6,347 6,796 6,992 1,190 20.51% 

70-74 4,881 5,439 5,488 6,011 6,376 1,495 30.63% 

75-79 3,862 4,537 5,178 5,255 5,754 1,892 48.99% 

80-84 3,082 3,345 4,011 4,649 4,769 1,687 54.74% 

85+ 4,109 4,179 4,487 5,268 6,354 2,245 54.64% 

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2019) 

There is expected to be a decline in the 25 -35-age group between 2016 - 2036 (See Figure 15  and Table 5 ) .  

Further evidence needs to be examined to understand this forecast decline in young adults in the Local 

Government Area, such as choice of dwellings for this age group, outward migration trends  and housing 

affordability issues (see Section 6 ) . 

All age groups in the 55 plus age group will experience significant growth, but is expected to be more pronounced 

in older age groups.  Understanding the dynamics of housing choice as people age is critical to ensuring there is 

adequate supply (see Section 5 ) .  Family households will continue to grow but not at the same percentage rate 

as older cohorts, but is still expected to be substantial.  Factors influencing demand for housing from couple -with-

children households are investigated in Section 8 . 

3.5.1 North District  Comparison  

Between 2016-2036, LGAs within the North District will continue to experience significant ageing of the 

population. Across all LGAs, the number of residents aged 80 plus is expected to increase. In all but two LGAs 

(Ryde and Lane Cove), the increase in the number of residents aged 80 plus represents either the largest or 

second largest age group growth.  This will place significant pressure on aged care resources, not only in Ku-ring-

gai, but across the entire North District. See Table 6.  

When compared to other LGAs in the North District (shown in Table 6 ), Ku-ring-gai is expected to experience: 

» Strong growth in dependents (0 -9 and 10-19). Ryde and Willoughby are the only LGAs that are forecast to 

have larger increases in these age groups 
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» More modest growth in residents aged 20-29 compared to other LGAs such as Ryde and Willoughby 

» Virtually no growth in the 30 ï 39 age group category (and against the 2006 ï 2016 trend) , while LGAs such 

as Ryde, North Sydney and Lane Cove will have substantial growth  

» Relatively strong growth in elderly residents ( 80 plus). However, Hornsby, Ryde and the Northern Beaches 

LGAs to have a greater increase in this age group. 

Forecasted population growth is unevenly distributed across the North District. LGAs such as Ryde are expected 

to experience substantial increases in population while other LGAs, such as Hunters Hill and Mosman, will 

experience limited or negative growth.  Locations such as the Northern Beaches, Ku-ring-gai, Hornsby and 

Willoughby will have moderate levels of growth.  

In terms of increases in the over  50s population, the figures for the Northern Beaches LGA show substantial 

growth. Anecdotally, the Northern Beaches LGA is the major attractor LGA for over 50s migrating out of Ku -ring-

gai LGA. The substantial increase in competition for dwellings suited to that age group could have major 

implications for outward migration patterns of this cohort considering the forecast drop in dwelling production for 

the Northern Beaches.  The outward migration patterns of the 50 ï 60-year cohort are further analysed in 

Section 5.  

Table  6 Ku-ring -gai compared to other North District LGAs forecast increases in age 
groups, 2016 -2036  

 Hornsby 

Hunters' 
Hill Ku-ring -gai  

Lane 
Cove Mosman 

North 
Sydney 

Northern 
Beaches Ryde Willoughby 

0-9 -537 -375 1,384 1,322 -235 2,024 -3,407 10,759 1,487 

10-19 2,886 -54 3,621 1,533 96 2,422 4,149 8,916 3,126 

20-29 -119 -79 805 104 -514 -773 139 7,472 1,632 

30-39 -1,217 -346 638 320 -781 -726 -5,158 12,810 2,288 

40-49 2,931 -256 4,489 2,076 -405 2,323 -2,243 15,744 4,078 

50-59 3,185 -143 4,211 1,752 -43 2,399 3,977 9,615 3,058 

60-69 3,320 -81 2,870 1,002 216 1,737 7,880 6,622 2,049 

70-79 5,287 311 3,387 1,154 728 2,830 8,057 6,797 2,737 

80+ 6,734 420 3,932 1,260 1,462 2,877 9,569 5,268 3,191 

Total  22,470 -603 25, 337  10,523 524 15,113 22,963 84,003 23,646 

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2019) 

3.5.2 Population profile by age and sex  and projected changes  

Figure 16  shows the different proportion of males and females in Ku-ring-gai and is compared to the North 

District and Greater Sydney in Figure 18 . This is a much greater divergence than difference in sex composition 

than across Greater Sydney. It is  noted that at all virtually all stages of adulthood, females re present a greater 

proportion of the population in the Ku -ring-gai LGA with the greatest divergence at the 45 ï 49 years of age and 

85 plus (see Figure 17 ).  This has remained stable between the 2006 ï 2016 period. 
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Figure  16  Sex com parison 2016  

 

Source: Department of Planning, Industry and Environment ï Community Profile Tool (LGA)  

Figure  17  Age and sex distribution 2016  

 

Source: Department of Planning, Industry and Environment ï Community Profile Tool (LGA) 
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Figure  18  Sex and age comparison in Ku -ring -gai and Greater Sydney 2016  

 

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2016)  

This may have an impact on housing choice and, potentially, housing stress, as this may suggest that a greater 

proportion of lone person household are female and one parent households are headed by females.   

The following graph outlines the expected change in females to males between the 2016 ï 2036 period. The 

distribution of males to females has housing implications as males represent a lesser proportion of the population 

compared to females, with the difference most pronounced at the 65 plus age groups and widening further to the 

85 plus age group. See Figure 19.  This is also more pronounced in the Ku-ring-gai LGA than both Greater 

Sydney and is inverse to the North District where there are forecast to be more males than females.  

This may indicate that the number of women in lone person households will sign ificantly grow and this cohort 

may have preferences for particular types of dwellings. The age distribution of females will also get older ï see 

Figure 20. Understanding the current housing choice and prevalence of household stress, and its potential 

impact on female residents of the LGA, is a key investigation question in Section 7 .   
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Figure  19  Sex distribution change 2016 -2036  

 

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2019) 

Figur e 20  Distribution of females by age, 2016 -  2036  

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2019) 
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Figure  21  Distribution of males by age 2016 -2036  

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2019) 

3.6 Current household types and  relationship to 
dwelling structure  and household type forecasts  

Summary and key implications for the Housing Needs Analysis  

» DPIE forecasts indicate that there will be approximately 10,500 additional households in the LGA by 2036 .  

» While growth has been the dominated by couple-with-children households between 2006 ï 2016, smaller 

couple-only and lone-person households are set to outstrip grow th other larger household types.  This is 

forecast to be an additional 5,500 smaller households in the LGA by 2036, compared to approximately 3,500 

couple-with-children households. Due to forecasted downward trends in household size, even without 

growth, t here is the potential for housing pressure. 

» Data indicates that smaller households are continuing to be highly represented in larger dwelling stock and 

investigations into trends between 2006 ï 2016 are critical to understand if there are any emerging tren ds.  

See Section 5.  

» There is also a critical need to investigate issues such as housing stress in order to determine if the impetus 

to downsize will continue to grow.  See Section 5.  

» The average household size of households with children will also likely contract.  Understanding the trends in 

housing choice of households with children, and factors such as affordability, are required to predict likely 

dwelling typologies required.  See Section 8  (also Section 6  for investigations into starting out families).  

3.6.1 Ku-ring -gai  trends in household types 2006 ï 2016  

The most pronounced growth in the 2006 ï 2016 period in household types was couples with children in the Ku-

ring-gai LGA. More modest growth occurred in all other household types. See Figure 23 . 
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Figure  22  Household types 2006 -  2016  

 

Source: ABS ïTableBuilder Pro, 2006, 2011, 2016, variables HCFMD, óKu-ring-gai (A)ô (accessed December 2019)  

3.6.2 Current household type and size and the relationship to 
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In the Ku-ring-gai LGA, the average household size has declined marginally. Between 2006 ï 2016, growth in 

one, two, three and four person households occurred, with  more restrained growth in five -person and above 
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However, when compared as percentage of the population (see Figure  24), there is a clear indication of a rise in 

three person households.   This may indicate a need for some smaller dwelling stock for families with children to 

2036. This is further investigated in Section 8 .  However, as at 2016, the  proportion of 4-person households in 

Ku-ring-gai was greater than the North District or Greater Sydney.  
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Figure  23  Number of people per household  

 

Source: ABS ïTableBuilder Pro, 2006, 2011, 2016, variables, NPRD, óKu-ring-gai (A)ô (accessed December 2019)  

Figure  24  Distribution of people per household 2006 -2016  

 

Source: ABS ïTableBuilder Pro, 2006, 2011, 2016, variables, NPRD, óKu-ring-gai (A)ô (accessed December 2019)  

When examining household composition and number of bedrooms (see Figure 2 6) , it can be shown that:  
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» Only 13% of lone-person households reside in one or two-bedroom stock. 

This indicates a low level of downsizing in the LGA.  A key investigation question is whether there is a relationship 

between availability of smaller housing stock and the absence of a trend in downsizing for these household types.  

Analysis of the trends in dwelling choices between 2006 ï 2016 is provided in Section 5 . 

48% of one  parent households also live in separate dwellings.  Investigating if there has been change in dwelling 

preferences and affordability issues for these households is explored further in Section 7 . 

Similarly, for couples with children, there is a downsizing trend in family size.  Investigations to assess if some 

smaller dwelling types are required for this cohort is required. See Section 8 . 

Figure 25 Household composition and number of bedrooms

 

Source:  ABS, 2016 

Figure  26  People per household comparison  

 

Source: Department of Planning, Industry and Environment ï Community Profile Tool (LGA) 2016 
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3.6.3 Forecast household growth  

Ku-ring-gai is forecast to accommodate 10,427 additional households by 2036. The growth in the number of 

households in Ku-ring-gai is projected to be at a lower growth rate than the North District and nearly half the 

overall growth rate for Greater Sydney ï see Table 7 . 

Table  7 Household pro jection 2016 -2036  

Household projection 2016 -2036  

 2016  2036  2016 -2036 Total growth  

Ku-ring-gai 40,577 51,004 10,427 25.7% 

North District  326,476 416,662 90,186 27.6% 

Greater Sydney 1,669,774 2,449,910 780,136 46.7% 

Source:  Department of Planning, Industry and Environment ï NSW Population Projections Data (2019)  

Note: DPIE projections for Greater Sydney do not include Central Coast LGA. Household projections do not include non-private dwellings such 

as boarding houses and nursing homes. 

As indicated by the trends between 2006 ï 2016, there is also a forecast continued level of decline in average 

household sizes.  While the decline in number of children in family households will have an impact on th is trend, 

the reduction will largely be driven by the significant rise in lone and couple-only households projected to 2036.  

Considering the age profile forecasts previously outlined in Section 3.4 , these will mainly be older couple and 

older lone person households. 

Figure  27  Number of house holds and average household size forecast for Ku -ring -gai, 
2016 -2036  

 

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2019) 

  

2.75

2.80

2.85

2.90

2.95

3.00

0

10,000

20,000

30,000

40,000

50,000

60,000

2016 2021 2026 2031 2036

Total households 40,577 44,188 47,562 49,726 51,004

Average household size 2.97 2.95 2.92 2.89 2.84

A
v
e

ra
g

e
 h

o
u
s
e

h
o

ld
 s

iz
e

N
u
m

b
e

r 
o

f 
h
o

u
s
e

h
o

ld
s

Number of households and average household size forecast 
for Ku-ring-gai, 2016-2036



Ku-ring-gai Council Housing Needs Study 2016 - 2036 39   
 

All surrounding LGAs in the North District are forecast to experience a reduction in average household sizes ï see 

Figure 29.  Therefore, even without growth, more dwellings are required to effectively house the same 

population and increases in housing pressure are expected across the North District. 

Figure  28  Average household size forecast for LGAs in the North District  

 

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2019) 

3.6.4 Household structure change  

As a result of the ageing population, the greatest forecast growth in types of households will be in smaller mainly 

older couple and lone person households. There is projected to be a growth of approximately 5,500 of these 

household types by 2036 (see Figure 30 ) with lone or couple households expected to constitute 42% of all 

households in the LGA14 (see Figure 3 1)] . In comparison, couple with children is forecast to constitute 45% of all 

households.  

The growth in these smaller households is forecast to outstrip couple with children, one parent and multi-family 

households combined (less than 4,000 households). Analysing the trends in dwelling choice and issues related to 

affordability  for ageing lone and couple households will be critical to understand the number of dwellings required 

of various typologies. See Section  5.   

Added to this, it is forecast there will be approximately 930 additional one parent households in the LGA.  

Dwelling choice and affordability issues currently experienced by these household types also need to be 

examined. See Section 7. 

There is also forecast to be continued growth in the couple with children households  but at about half the rate of 

the 2006 ï 2016 period.  Investigation into trends in dwelling type preferences, as well as affordability concerns 

that may further influence dwelling cho ice, is provided in Section 8  and Section 6  (specifically young starting 

out families).  

                                                
 
14 DPIE, ASGS 2019 Population Projections (lone and couple only projected households divided by the total number of projected households)  
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Figure  29  Household change 2016 -2036 (additional household of each type)  

 

Figure  30  Forecast percentages of different  household types at 2036  

 

0 500 1,000 1,500 2,000 2,500 3,000 3,500 4,000

Couple only

Lone person

Couple with children

One parent

Multiple and Other family households

Group

Household Type Change 2016 - 2036                                 
(additional households of each type)

Forecast percentages of different household types at 2036

Couple only Lone person Couple with children One parent Multiple and Other family households Group

42% of household 
are predicted to be 

lone and couple-

only households 



Ku-ring-gai Council Housing Needs Study 2016 - 2036 41   
 

Figure  31  Household groups projections 2016 -2036  

 

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2019) 

Household growth, however, is set to decline over the five-year periods between 2016 ï 2036. See Figure 33.  

The decline in household growth is more pronounced in Ku-ring-gai post 2026 than the forecast trend for the 

North District and Greater Sydney. 

While this indicates that delivery of housing in Ku-ring-gai should have a greater focus on the 2016 ï 2026 

period, it is likely that housing requirements will be as much driven by age structural change in the 2026 -2036 

period i.e. there could be a continued downsizing trend.   

Figure  32  Household growth (percentage) over 5 -year period s  

 

Source: Department of Planning, Industry and Environment ï NSW Population Projections Data (2019) 
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3.6.5 Current age structures of various household types  

Summary and implications for the Housing Needs Analys is 

» The age structure of couple-only households is dominated by the 55 plus age group, and this is expected to 

continue to 2036 and intensify based on the forecast age profile for the LGA. Therefore, the majority of 

couple households may consider downsizing. 

» The peak of lone person households is in the 70+ age group  as one would expect. However, there is a 

smaller peak of lone and couple only in the 25 ï 35-year-old age bracket.  

» Couples with children and one parent families generally have adults aged between 35 ï 50 years. 

» Multiple family households have a much more varied age distribution.  Currently around 360 households in 

the LGA have this type of living arrangement.  This may rise with increasing lack of affordability and an 

ageing population as more multi-family households may emerge. Children in multi-family households peak at 

very young ages.  This could either indicate newly formed households of this type or that multi-family 

households dissolve as couples with children become more established  

» Group households are generally formed by the 25 ï 35-year-old age range. However, there is increasing 

evidence that some older cohorts are forming this type of household potentially as a result of affordability 

concerns. 

Current age structure of households  

As would be expected, couple-only household age profiles peak at the 65 ï 69-year age bracket.  However, it 

should be noted that there is also a smaller peak at the 30 ï 34-year-old age bracket. See Figure 3 4. 

Figure  33  Couple only hou seholds by age  

 

Source: Australian Bureau of Statistics, TableBuilder Pro, variables, HCFMD, AGE5P, óKu-ring-gai (A)ô, (accessed December 2016) 

Lone person households tend to peak in the older age groups, with the most significant rise in the 85 plus age  

range.  One of the key outcomes of this is that the transition to a lone person household may have less influence 

on downsizing choice (when over 55s choose to do that), is more likely based on a couple household. See Figure 

35. The trends associated with this are explored further in Section 5 . 

There are very few young adult lone person households. 
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Figure  34  Lone person household by age  

 

Source: Australian Bureau of Statistics, TableBuilder Pro, variables, HCFMD, AGE5P, óKu-ring-gai (A)ô, (accessed December 2016) 

The peak age for couple with children households is the 45 ï 49 age groups (more established families), and 

clearly the housing choice of that profile needs to be understood.  See Section 8. However, it should also be 

noted that there are couple with children households in the 25 ï 34-year old age profile and the housing choice of 

this age group also needs to be examined as part of the beginning family cohort.  See Section 6.  

Figure  35  Couple with children households by age  

 

Source: Australian Bureau of Statistics, TableBuilder Pro, variables, HCFMD, AGE5P, óKu-ring-gai (A)ô, (accessed December 2016) 
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The age profile of one parent families clearly indicates that that the peak is at the 50 -54 age group and there is 

clearly a pattern of 1 to 2 children per household.  See Figure 3 7. Understanding the dwelling choice, 

affordability and average household size for this cohort is undertaken in Section 7 . 

Figure  36  One parent famil y by age  

 

Source: Australian Bureau of Statistics, TableBuilder Pro, variables, HCFMD, AGE5P, óKu-ring-gai (A)ô, (accessed December 2016) 

Multiple family household age profiles (see Figure 3 8) clearly indicate a high likelihood that the 350 or so 

households in this type of formation in Ku -ring-gai are multi-family in nature (i.e. with three age group peaks).  

However, the rate of this type of  household formation is expected to remain steady in Ku-ring-gai to 2036.  Only 

approximately 4 ï 5% of people in o lder age groups live in this type of household.  

However, it should be noted there is a significant peak in younger children in this type of household type  (see 

Figure 3 8).  This could be either indicative of multi-family household forming then dissolving as children age, or 

that this type of household is increasing.   As the numbers are low for this type of household, it is not possible to 

determine this trend.  
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Figure  37  Multiple family household by age  

 

Source: Australian Bureau of Statistics, TableBuilder Pro, variables, HCFMD, AGE5P, óKu-ring-gai (A)ô, (accessed December 2016) 

Group households peak at the 20 - 35-year-old age likely due to affordability constraints.  This is further explored 

in Section 6.  Of perhaps greater interest is the minor peak at the 55 to 69-year mark which would indicate 

some household formation for affordability in the older age groups  or potentially living with a carer.  

Figure  38  Group household by age  

 

Source: Australian Bureau of Statistics, TableBuilder Pro, variables, HCFMD, AGE5P, óKu-ring-gai (A)ô, (accessed December 2016) 
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3.7 Ku-ring -gaiôs current dwelling stock  profile  

Summary and key implications for the Housing Needs Study  

» In 2016 the dominant dwelling type in the Ku -ring-gai LGA is by far separate dwellings (approximately 73%). 

This is a far greater percentage than either the North District (53%) and Greater Sydney (54%).   This could 

indicate a significant mismatch between the growth in smaller households (5,500 addition al lone and couple-

only households) and current unmet demand from those household types . 

» Ku-ring-gaiôs housing stock has a very small proportion of terrace/town -houses (approximately 4%) and 

flat/apartments (23%) when compared with the North District (10% townhouse/terrace and 37% 

flats/apartments) and Greater Sydney (14% townhouse/terrace and 31% flats/apartments).   There may be 

significant unmet demand from a number of cohorts for this type of stock and is analysed further in Section 

5 and Section 8 . 

» The most substantial rise in dwellings by number of bedrooms in Ku-ring-gai has been 2-bedroom stock 

(approximately 2,554 additional dwellings between 2006 and 2016). The next most substantial rise is in 5 -

bedroom stock, while 3 and 4-bedroom stock levels declined by between 3.5% and 4.5% in that same 

period.  Considering the expected rise in lone person households, a greater percentage of one-bedroom 

dwellings may be required, particularly if there are increasing affordability issues. However, this could be 

offset by increased older couple households downsizing, and then one of the partners staying in the dwelling 

if a partner dies.  The rise in 5-bedroom stock and declining levels of 3 and 4-bedroom stock may also raise 

further mismatch in households with child ren and may exacerbate affordability concerns in the future.  

» There is a potential significant mismatch between dwelling types and the likely housing needs of an ageing 

population with approximately 5,500 additional lone and couple -only households forecast in the LGA by 

2036. 

» Families with children household sizes are declining, but there is low growth in three and four -bedroom 

stock. 

» The most marked proportional decrease in people living in separate dwellings is in the 25- 39 age group.  

Data indicates apartments as being of increasing importance, likely for either lifestyle or affordability 

considerations.  There is also a marked decrease in the proportion of very young children living in separate 

dwellings which is indicative of young, starting families in creasingly residing in other forms of 

accommodation.  There are corresponding increases in 0-4 years living in apartments, 4 -storey and above in 

particular. 

» There are declines in percentage of people residing in separate dwellings in all older age brackets - 50 year 

plus to the 80-year bracket.  This would be indicative of an increasing downsizing trend and there is a 

corresponding rise of this age group living in other typologies . 

» Over 65 people are the most represented age group in semi-detached dwelling typologies.  There is likely an 

under-representation of other age profile households in this stock that the Housing Strategy may be able to 

address. 

» In apartments over 4 - storeys there has been ten-fold growth in the proportion of younger age groups 

(around 35 years) choosing to reside in this typology of dwelling with 900% increase between 2006 - 2016 

» There has been substantial rise in all age groups between 50 and 80 years choosing to reside in 4-storey or 

above apartments with a 600% increase.  

3.7.1 Dwelling s tructure  

The following graph provides a breakdown of the number of various typologies of dwellings in Ku -ring-gai.  See 

Figure 40 .  The LGA remains dominated by single detached dwellings accounting for approximately 73% of all 

stock, but this has fallen fr om just over 84% in 2006.   
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All other housing typologies have remained relatively constant since 2006 with the exception of  the percentage of 

apartments in buildings 4-storeys or more which has risen from 2.33% of stock to nearly 15%.  However, the 

overall percentage of apartment typologies compared to the North District and Greater Sydney is l ower. See 

Figure 4 1. 

Figure  39  Dwelling structure change (as a percentage of dwellings)  

 

Source: ABS ïTableBuilder Pro, 2006, 2011, 2016, variables, dwelling structure,  óKu-ring-gai (A)ô (accessed December 2019) 

Figure  40  Dwelling structure comparison  

 

Source: ABS ïTableBuilder Pro, 2016, variables, dwelling structure,  óKu-ring-gai (A)ô, óGreater Sydneyô and North District (accessed December 
2019)  

Note: North District has been calculated by summing the totals of each LGA in the North District.  
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Despite growth in apartments, as at 2016 only approximately 18% of housing stock is one or two bedroom.  The 
relative percentage of 3-bedroom stock also fell.  Considering that by 2036, 42% of households will be lone or 

couple only, this indicates a significantly potential mismatch between dwelling stock and household types.   

Generally, apartment stock is the most recently developed.  Only approximately 13% of the growth in that stock 
was 1 bedroom. See Table 8 . For affordability considerations of lone person households, there may be a 

systemic mismatch in dwelling type.  However, if downsizing occurs as an older couple and one partner dies, 
this would offset this as it would be less likely to trigger further downsizing.  

3 and 4-bedroom stock remains the most numerous bedroom configurations in dwellings.  While in absolute 

numbers, the greatest growth was in 2 -bedroom units (2,254) and the second greatest increase was in 5-

bedroom stock (1,634).  It is assumed that much of the later increase is the addition to or replacements of 

existing stock. See Table 8.  

There is a high discrepancy between number of bedrooms and number of occupants in the Ku-ring-gai LGA 

compared to both the North District and Greater Sydney. See Figure 4 2. 

Table  8 Number of bedrooms per dwelling  

Number of bedrooms per dwelling, 2006 -2016  

 One Two  Three  Four  Five or more  

2006  582 1.77% 3,365 10.24% 10,655 32.43% 12,482 37.99% 5,690 17.32% 

2016  1304 3.41% 5,619 14.69% 10,789 28.20% 13,160 34.40% 7,324 19.14% 

Change 

2006 -2016  
722 1.64% 2,254 4.45% 134 -4.23% 678 -3.59% 1,634 1.83% 

Source: Department of Planning, Industry and Environment ï Community Profile Tool (LGA)  
 

Figure  41  Average number of bedrooms and people per dwelling  

 

Source: Department of Planning, Industry and Environment ï Community Profile Tool (LGA)  
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Figure  42  Dwelling structure by number of bedrooms  

 

Source: ABS ïTableBuilder Pro, 2016, variables number of bedrooms, dwelling structure,  óKu-ring-gai (A)ô (accessed December 2019)  

3.7.2 Dwelling occupancy by typology of housing  

» Based number of usual residents, the average household size living in the various typologies is: 

>  Separate dwelling ï 2.9 persons 

>  Semi-detached (1 storey) ï 1.6 persons 

>  Semi-detached (2 storey or above) ï 2.0 persons  

>  Apartment (1 -2 storey) ï 1.5 persons  

>  Apartment (3 storey) ï 1.75 persons 

>  Apartment (4 storeys and above) ï 2.1 persons 

Note: this is calculated by the number of people reporting they lived in each dwelling typology by the 

numbers of dwelling in each typology.   

» Other than separate dwellings which have the highest occupancy rate, relatively high occupancy of 

apartments above 4-storeys and semi-detached dwellings 2 storeys or above, would indicate there is some 

growth in relatively larger households residing in these forms of dwellings.  This may indicate a growing 

trend considering these typologies of stock are more likely to be the most recently developed.  

» Less than 3% of the population live in semi -detached typologies (approximately 4% of stock).  
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Figure  43  Number of dwelling types, percentage of dwellings and percen tage of population  

 

Source: ABS ïTableBuilder Pro, 2016, STRD, Place of enumeration (MB), óKu-ring-gai (A)ô (accessed December 2019)  

 

3.7.3 North District  

Compared to the North District, Ku-ring-gai LGA has less housing diversity than surrounding LGAs.  Only the 

Hornsby LGA has a similar proportion of separate dwellings but also has a greater proportion of semi-detached 

style dwellings. The North District has a lower proportion of separate dwellings and a higher proportion of all 

other dwelling types as does Greater Sydney. There are similar proportions of 4 or more storey apartments across 

both the Ku-ring-gai LGA and the North District but significantly less semi-detached and low-scale apartment 

typologies.    

Figure  44  Dwelling type  

 

Source: ABS ïTableBuilder Pro, 2016, variables, STRD Dwelling Structure, GCCSA óGreater Sydney, óHornsby (A)ô, óHunters Hill (A)ô, Ku-ring-
gai (A)ô, Lane Cove (A)ô, óMosman (A)ô, óNorth Sydney (A)ô, óNorthern Beaches (A)ô, óRyde (A)ô, óWilloughby (A)ô, (accessed December 2019)  
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Figure  45  Dwelling type, North District  

 

Source: ABS ïTableBuilder Pro, 2016, variables, STRD Dwelling Structure, óHornsby (A)ô, óHunters Hill (A)ô, Ku-ring-gai (A)ô, Lane Cove (A)ô, 
óMosman (A)ô, óNorth Sydney (A)ô, óNorthern Beaches (A)ô, óRyde (A)ô, óWilloughby (A)ô, (accessed December 2019)  
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3.8 What changes have occurred between 2006 ï 
2016 in types of ho using preference  

Summary and implications for the Housing Needs Analysis  

» All age cohorts experienced a decline in residing in separate dwellings with the exception of the over 80s.  

This includes children. Further investigation as to the types of dwellings being chosen is required.  See 

Section 8.  

» There is a strong representation in over 55s in semi-detached style dwellings with the average age being 58 

years compared to 41 years for separate dwellings and 35 years for apartments.  There was a proportional 

decline in in younger adult cohorts occupying these types of dwellings indicating that the low lev els of stock 

(around 4%) make it unaffordable for this age cohort , and that increases in stock of this type may provide 

more opportunity for younger adults and families .  This is further investigated in Sections 5  (housing need 

for the older population) an d Section 8  (housing need for established families). 

» The low average age in apartments, and the significantly increase in the proportion of this age group 

choosing apartments 4 storey or above, may account for the growth of young adults in the 2006 ï 2016 

period. There was a 900% growth in the proportion of 30-34-year age range living in these types of 

apartments in Ku-ring-gai.  Analysis of the dwellings required to maintain or further support this cohort in the 

LGA is provided in Section 6 . 

» Young starting out families appear to be residing in apartments, particularly in the 4 storey or above (15% of 

0-4 years of age children were living in apartments as at 2016 ).  The proportion of children declines with 

their age, indicating it is an important source of d welling for young families.  However, it should be also 

noted that there are growing numbers of other school age children in 4 -storey or above apartments as well. 

See Section 6 . 

Separate dwellings  

41 years is the median age for people living in separate dwellings, similar to the median age of the LGA as would 

be expected. 

Between 2006 and 2016, almost all age groups experienced a decrease in the proportion of residents in separate 

dwellings. See Figure 4 7. Major changes were experienced in: 

» The 0-4 age group which decreased from 91.71 per cent to 65.76 per cent   

» The 5-9 age group which decreased from 94.66 per cent to 85.07 per cent  

» The 20-24 age group which decreased from 86.43 per cent to 69.87 per cent  

» The 25-29 age group which decreased from 77.18 per cent to 55.36 per cent  

» The 30-34 age group which decreased from 78.78 per cent to 54.48 per cent.  

The most marked decrease in people living in separate dwellings is in the 25- 39 age group.  This is indicative of 

other types of dwellings being of increasing  importance, likely for either lifestyle or affordability considerations.  

There is also a marked decrease in the proportion of very young children living in separate dwellings which is 

indicative of young families increasingly residing in other forms of a ccommodation.   

Only two age groups experienced a minor increase in the proportion of residents in separate dwellings. These 

were: 

» 80-84 which increased from 60.42% to 61.02%  

» 85+ which increased from 42.61 % to 44.26%. 

However, there are declines in the proportion of people residing in separate dwellings in all age brackets 50 years 

plus to the 80 year and above bracket.  This is indicative that people are increasingly choosing different types of 

dwellings as they age.  
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Figure  46  Age groups residing in separate dwellings  

 

Source: ABS ïTableBuilder Pro, 2006, 2011, 2016, variables, age, dwelling structure,  óKu-ring-gai (A)ô (accessed December 2019)  

For semi-detached typologies, the median age rises to 58 years reinforcing how popular this type of dwelling is 

for older cohort s. See Figures 4 8 and 49 for illustrations of the age distribution of people living in this housing 

stock. 

Medium density dwellings in the form of semi -detached dwellings are increasingly attracting a greater proportion 

of the over 65s. 

Medium density residential living appears to have an increased attraction to the 30 -34 age range but this may be 

limited due to the low levels of stock ( less than 4% and some stock being Seniors Housing). Competition from 

older, more established age ranges may limit the affordability of this housing option for younger people.  

Figure  47  Change in age distribution in semi -detached dwellings (1  storey)  

 

Source: ABS ïTableBuilder Pro, 2006, 2011, 2016, variables, age, dwelling structure,  óKu-ring-gai (A)ô (accessed December 2019)  

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

0
-4

5
-9

1
0

-1
4

1
5

-1
9

2
0

-2
4

2
5

-2
9

3
0

-3
4

3
5

-3
9

4
0

-4
4

4
5

-4
9

5
0

-5
4

5
5

-5
9

6
0

-6
4

6
5

-6
9

7
0

-7
4

7
5

-7
9

8
0

-8
4

8
5

+

Age groups residing in separate dwelling, 2006-2016 
(proportion of each age range)

2006 2011 2016

0%

1%

1%

2%

2%

3%

3%

4%

4%

0
-4

5
-9

1
0

-1
4

1
5

-1
9

2
0

-2
4

2
5

-2
9

3
0

-3
4

3
5

-3
9

4
0

-4
4

4
5

-4
9

5
0

-5
4

5
5

-5
9

6
0

-6
4

6
5

-6
9

7
0

-7
4

7
5

-7
9

8
0

-8
4

8
5

+
Change in age distribution in semi-detatched dwellings (1 

storey), Ku-ring-gai, 2006-2016 (proportion of each age range)

2006 2011 2016



Ku-ring-gai Council Housing Needs Study 2016 - 2036 54   
 

Figure  48  Change in age distribution in semi -detached dwellings (2 or more storeys)  

 

Source: ABS ïTableBuilder Pro, 2006, 2011, 2016, variables, age, dwelling structure, óKu-ring-gai (A)ô (accessed December 2019)  

Low -scale apartments  

It can be seen that lower -scale apartment stock is popular with 70 plus age ranges (see Figure 50 ), but for 3 -

storeys the age profile changes to a peak at the 30 -34-year-old age range (see Figure 51).  This may be to be 

due to accessibility issues for older people in older walk-up stock. 

Figure  49  Change in age distribution 1 -2 storey apartment  

 

Source: ABS ïTableBuilder Pro, 2006, 2011, 2016, variables, age, dwelling structure,  óKu-ring-gai (A)ô (accessed December 2019)  
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Figure  50  Change in age distribution in living in 3 storey apartments  

 

Source: ABS ïTableBuilder Pro, 2006, 2011, 2016, variables, age, dwelling structure,  óKu-ring-gai (A)ô (accessed December 2019)  

4 storey or more apartments  

The median age for people that live in an apartment (4 storey or above) as at 2016 was 35 years, significantly 

younger than either separate dwellings and semi-detached typologies. 

Between 2006 and 2016, the proportion of residents living in 4 or more storey apartments increased across all 

age groups as shown in Figure 5 2. Significant increased were noted in the: 

» 0-4 age group which increased from 0.77 per cent to 14.86 per cent  

» 25-29 age group which increased from 1.01 per cent to 8.51 per cent  

» 30-34 age group which increased from 3.00 per cent to 32.76 per cent.  

» The 50 to 80 age groups all increased the proportion of residents in these age groups choosing this type of 

accommodation, generally growing to 10% of the proportion of people in  all these age brackets.  Apartment 

living is becoming more important for over 55s with approximately 5,400 people in this cohort choosing this 

style of accommodation.  It is also evident from the age profile of people living in apartment 4 -storey and 

above that people are choosing apartments much sooner compared to the older lower -scale stock of 

apartments. 

It can be seen that this form of dwelling is increasingly the dwelling of choice across all age groups, either for 

affordability, accessibility or locational perspectives. 

Significant increases in the proportion of residents aged 0-4 and 20-34 suggests young families and first home 

buyers are choosing this form of accommodation. The proportion of children a ged 0-4 is roughly half the 

proportion of residents aged 30-34 which further which is indicative of young families (couples with children) 

living in 4-storey or more apartments in Ku-ring-gai, particularly in the early family phase  (i.e. as children get 

older some move to other forms of accommodation) . A key investigation question is understanding the level of 

rental versus purchase.  

Increasingly, the proportion of people between 50 and 80 years in age are also choosing apartment living.  This 

has increased by approximately seven-fold (600%) across all of these age groups between the 2006 ï 2016 

period.  A growth rate needs to be factored into the housing needs analysis.  
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Figure  51  Change in age distribution in living in 4 or more s torey apartments  

 

Source: ABS ïTableBuilder Pro, 2006, 2011, 2016, variables, age, dwelling structure,  óKu-ring-gai (A)ô (accessed December 2019)  
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3.8.1 What types of dwellings are different household types 
currently choosing?  

Summary and implications for t he Housing Needs Study  

» There have been very low rates of downsizing, despite the significant proportional growth of older cohorts 

living in apartments 4 -storey and above.  Understanding barriers to downsizing is critical and may also 

require community consultation to further investigate this . 

» Approximately 20% of semi-detached 2 storey and above dwellings are occupied by couple with children 

household, which is likely an under-representation.  Considering the age profile in these dwellings, it is likely 

that younger families may not be able to effectively compete for this stock and some stock is likely to be 

designated Seniors Living. 

» Apartment typologies are particularly important to lone person households with 35 ï 40% of stock being 

occupied by lone person households.  

» 26% of apartment stock 4 -storey and above is occupied by families with children indicating that it an 

increasingly important dwelling type for this household type.  Household formations in newer apartments (4 

storey and above) indicate this is an important source of accommodation for lone person, couple only and 

couple with children households. 

Household types in single dwellings  

Key conclusions from this data include: 

¶ There is a strong indication of couples and lone person household residing in separate dwelling 

¶ There is a strong correlation between households with children and the portion of single dwellings 

inhabited by those households.  However, there are proportions of these types of households living in 

other forms of dwellings that are likely to be indicative of future trends  

¶ Virtually all two -or-more- family households live in separate dwellings. 
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Figure  52  Ku-ring -gai household type in s epa rate dwellings  

 

Source: ABS ïCustomised Data Report, 2016, variables Persons enumerated at home on census night, dwelling structure, household/family 
composition, óKu-ring-gai (A)ô (accessed December 2019)  

Household types in 1 storey semi -detached  

58 years is the median age for people living in semi-detached/terrace/townhouse/villa style housing indicating 

that it is a very popular choice among this age group . 

There is a significantly higher proportion of lone person households choosing to live in 1 -storey semi-detached 

housing. See Figure 5 4. 37% of these style of dwellings,  as at 2016, were occupied by lone person households 

(15% of all households are lone person households in Ku-ring-gai).  This indicates that this style of housing is 

very popular with lone person households, but may also be a factor of the age of the stock  available and 

development timeframe (i.e. 2 or more storeys likely to have been developed later).  

There is a slightly higher proportion of couple -only households choosing to live in 1-storey semi-detached 

dwellings. Considering the very low level of stock availability (0.48%) there may be extremely strong competition 

for this type of dwelling and therefore under -representation of some household types, particularly couple-only 

households. 
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Figure  53  Ku-ring -gai household type in sem i-detached (1 storey)  

 

Source: ABS ïCustomised Data Report, 2016, variables Persons enumerated at home on census night, dwelling structure, household/family 
composition, óKu-ring-gai (A)ô (accessed December 2019)  

Household types in semi -detached (2 or mo re storey)  

The proportion of stock occupied by various households is shown in Figure 5 5. Couple-only households are more 

highly represented in semi-detached (2 storey or above) (30% of the stock ).  Considering the low availability of 

stock of this type, th ere could be significant unmet demand from these households  

Lone person households are highly represented in this stock occupying 28% of the stock while 15% of all 

dwellings are occupied by this household type.  This indicates a very strong preference for lone households in this 

type of stock.  However, it may also be representative of older couples transitioning to lone person households 

due to natural lifecycles. 

Couple with children households occupy approximately 22% of this stock.  Due to the strong c ompetition from 

other household types and low stock availability, it can be assumed that this household type might be more 

strongly represented in this dwelling type if greater levels of stock were available.  
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Figure  54  Ku-ring -gai household type in semi -detached (2 or more storey) dwelling  

 

Source: ABS ïCustomised Data Report, 2016, variables Persons enumerated at home on census night, dwelling structure, household/family 
composition, óKu-ring-gai (A)ô (accessed December 2019)  

Households in apartments  

Lone person households are by far the most represented group in 1-2 storey apartments, indicating that this is a 

very popular choice in this cohort.  (See Figure  56). 25% of apartments 3 -storeys in height are occupied by 

couples while lone person households occupy 35% of this type of dwelling stock  (See Figure 5 7). However, as 

this stock is generally older, it may not be as clearly indicative of more recent trends in apartment living.  

For 4-storey and above apartments (generally newer stock), couple, lone person and couple with children 

households occupy between 21% and 26% each, with the balance made up from other households. Therefore, 

this apartment typology is important to all these household types. See Figure 5 8. 
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Figure  55  Ku-ring -gai household type in flat (1 -2 storey) dwelling  

 

Source: ABS ïCustomised Data Report, 2016, variables Persons enumerated at home on census night, dwelling structure, household/family 
composition, óKu-ring-gai (A)ô (accessed December 2019) 
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Figure  56  Ku-ring -gai household type in flat (3 storey) dwelling  

 

Source: ABS ïCustomised Data Report, 2016, variables Persons enumerated at home on census night, dwelling structure, household/family 
composition, óKu-ring-gai (A)ô (accessed December 2019)  

Figure  57  Ku-ring -gai household type in flat (4 or more storey) dwellings  

 

Source: ABS ïCustomised Data Report, 2016, variables Persons enumerated at home on census night, dwelling structure, household/family 
composition, óKu-ring-gai (A)ô (accessed December 2019)  

0%

5%

10%

15%

20%

25%

30%

35%

40%

45%

50%

0

100

200

300

400

500

600

700
C

o
u

p
le

 o
n

ly

C
o

u
p
le

 w
it
h

 c
h

ild
re

n

O
n

e
 p

a
re

n
t

L
o

n
e
 p

e
rs

o
n

G
ro

u
p

O
th

e
r

P
ro

p
o

rtio
n
 o

f a
ll fla

t (3
 s

to
re

y
)

N
u
m

b
e

r 
o

f 
h
o

u
s
e

h
o

ld
s

Ku-ring-gai household type in flat (3 storey) dwelling

Apartment (3 storey)

Proportion of apartment (3 storey) dwellings occupied by the household
type
Proportion of total dwellings (%) occupied by the household type

0%
5%
10%
15%
20%
25%
30%
35%
40%
45%
50%

0
200
400
600
800

1000
1200
1400
1600
1800

C
o

u
p
le

 o
n

ly

C
o

u
p
le

 w
it
h

c
h
ild

re
n

O
n

e
 p

a
re

n
t

L
o

n
e
 p

e
rs

o
n

G
ro

u
p

O
th

e
r

P
ro

p
o

rt
io

n
 o

f 
a

ll 
fl
a

t 
(4

 o
r 

m
o

re
 s

to
re

y
)

N
u
m

b
e

r 
o

f 
h
o

u
s
e

h
o

ld
s

Ku-ring-gai household type in flat (4 or more storey) 
dwellings

Apartment (4 or more storey)

Proportion of apartment (4 or more storey) dwellings

Proportion of total dwellings (%)



Ku-ring-gai Council Housing Needs Study 2016 - 2036 63   
 

 

 

3.8.2 Over and under -occupancy data  

Under-occupancy is also an indicator of any mismatch between dwelling number of bedrooms and household 

sizes.  In this data, the spare bedrooms are the number above the number of people that reside in the dwelling. 

Therefore, for couple only or couple with children there is likely to be another spare bedroom.  

While not all will choose to downsize, it is an indicator of the potential unmet demand fo r smaller dwelling 

typologies.  

Summary and key implications for the Housing Needs Analysis  

» There is little over-occupancy present in the LGA 

» Over 16,000 separate dwellings had an under-occupancy of 2 or more bedrooms as of 2016.  This is over 

half of all separate dwellings.   

» 89% of separate dwellings have an under-occupancy of 1 or more bedrooms. 

» This is likely to mean that there is significant unmet demand for smaller dwelling typologies  and may indicate 

a significant proportion are not downsizing due to  a lack of stock, particularly for their preferred typology . 

» A map of the spatial distribution of 2 or more bedroomsô spare is provided at Figure 59, which is compared 

to the dominant household type.  It shows a general correlation between 2 person househo lds (likely couple 

only) and significant under -occupancy.   

» From a spatial perspective, the dominant household size (2 persons) are generally strongly indicated in 

separate dwellings along the train line. There are some correlations with under -occupancy.  This would 

indicate that favouring more downsizer options at key centres like Lindfield, Gordon and Turramurra.  Areas 

to the north of the LGA also have considerable under-occupancy, and consideration of options for these 

areas may also be required.  However, it is noted this is less public-transit friendly  and not likely to attract a 

major upgrade like that being considered for St Ives . 
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Figure 58  Under -occupancy of 2 bedrooms or more compared to the dominant number of 
people per ho usehold in Statistical Area 1ôs 

 

 

 

Under-occupancy by two or more bedrooms Source ABS, 2016  Dominant household size Source: ABS, 2016 

 

  



Ku-ring-gai Council Housing Needs Study 2016 - 2036 65   
 

Table  9 Over and under occupancy  

Over and under -occupancy -  No bedrooms needed or spare  

 Separate  Semi -detached 

(1 storey)  

Semi -detached 

(2 storey)  

Flat or 

apartment (1 -2 

storey)  

Flat or 

apartment (3 

storey)  

Flat or 

apartment (4 

or more 

storey)  

Other  

No. % No. % No. % No. % No. % No. % No. % 

 2,526 9.53 54 19.71 165 13.74 347 24.73 515 33.95 2,057 39.99 12 54.55 

Extra room needed  

 Separate  Semi -detached 

(1 storey)  

Semi -detached 

(2 storey)  

Flat or 

apartment (1 -2 

storey)  

Flat or 

apartment (3 

storey)  

Flat or 

apartment (4 

or more 

storey)  

Other  

No. % No. % No. % No. % No. % No. % No. % 

One 251 0.02 11 4.01 11 13.74 36 2.57 62 4.09 438 8.37 0 0.00 

Two 44 0.05 0.00 0.00 0 0.00 3 0.21 5 0.33 39 0.75 0 0.00 

Three 12 0.17 0.00 0.00 0 0.00 0.00 0.00 0 0.00 0 0.00 0 0.00 

Four or more 5 0.95 0.00 0.00 0 0.00 0.00 0.00 0 0.00 0 0.00 0 0.00 

Spare bedroom  

 Separate  Semi -detached 

(1 storey)  

Semi -detached 

(2 storey)  

Flat or 

apartment (1 -2 

storey)  

Flat or 

apartment (3 

storey)  

Flat or 

apartment (4 

or more 

storey)  

Other  

No. % No. % No. % No. % No. % No. % No. % 

One 7,226 27.26 123 44.89 375 31.22 625 44.55 637 41.99 1,913 36.58 3 13.64 

Two 9,270 34.98 82 29.93 581 48.3 383 27.30 280 18.46 777 14.86 5 22.73 

Three 5,570 21.02 7 2.55 62 5.16 4 0.29 7 0.46 12 0.23 0 0.00 

Four or more 1,601 6.04 0 0.00 9 0.75 0 0.00 3 0.20 0 0.00 0 0.00 

Source: ABS ï TableBuilder Pro, 2016, variables HOSD, STRD, óKu-ring-gai (A)ô (Accessed June 2019)  

Note: The following categories have not been included in this data display, ónot statedô and ónot applicableô. This data is based on place of 
enumeration. óOtherô refers to cabins, houseboats, improvised homes, tents, house or flat attached to a shop or office.  

While for many households will prefer the larger home, it may also be a significant indicator of the number of 

households that may wish to downsize over the period to 2036.  This is an indicator of the level of potential 

maximum internal latent demand for smaller dwellings.  
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4 Household incomes, h ousing 
stress and affordability  

4.1 Household income in Ku -ring -gai  

The median household income in Ku-ring-gai is higher than the North District and Greater Sydney median 

household income.  However, 11,260 households in Ku-ring-gai sit below the Greater Sydney median household 

income ($91,000).  This equates to approximately 34% of all households in the LGA. See Figure 60 . 

Percentages of households in Ku-ring-gai that have household income less than the Greater Sydney median 

household income is as follows: 

» 75% of lone person households 

» 37% of couple only households 

» 54% of one parent households 

» 41% of grou p households and 57% of other family households.  

Only 12% couple with children households earn less than the Greater Sydney median income. 

This is calculated from Table 10  below. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 






























































































































































