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This report presents findings from the Survey of Housing 
and Accommodation in Victorian Dairy Communities, 
conducted by Regional Housing Victoria on behalf of Gardiner 
Foundation between December 2025 and March 2026. The 
survey was promoted and distributed through Gardiner’s 
industry and regional networks and received 87 responses 
from dairy farmers, processors and industry stakeholders 
across Victoria’s three dairy regions.

The findings confirm that a lack of affordable, suitable 
housing is a significant constraint on workforce attraction 
and retention, limiting productivity, industry growth and 
community sustainability.

Most respondents identified housing availability and rental 
affordability as major challenges affecting their local area. 

Both dairy farmers and processors reported they could 
employ additional workers if appropriate accommodation 
were available locally.

Demand exists for a mix of on farm and in town housing, 
particularly smaller dwellings for single workers and couples, 
alongside family homes to support longer term workforce 
retention.

While demand is strong, delivery is constrained by complex 
planning processes, financial feasibility and construction 
costs. Notably, most respondents indicated a willingness to 
invest in housing solutions if these barriers were reduced, 
particularly through employer-led or community-based 
models supported by clearer planning pathways, access to 
finance and housing partnerships.

Executive Summary
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Introduction

Purpose
Undertake research that investigates 

and validates dairy farm business 
demands/needs and identifies barriers 

or constraints for implementing housing 
and accommodation solutions.   

Objective
Understand and validate the appetite 
and constraints for dairy businesses to 

invest in accommodation either on farm 
or within community. 

Scope
Target audience: Dairy farmers, 

processors, regional service sector 
employers and local government. 

Key themes Deliverables

Willingness to invest in off-farm 
housing for workforce 

(within community)

Reasons for not investing to date 
(cost, planning approvals, 

infrastructure, management) 

Interest in providing on farm 
accommodation

Barriers or constraints in 
progressing housing and 

accommodation solutions

Experience with services 
involved in housing and 

accommodation

Survey findings, demands, barrier 
identification and consideration 

for enablement

Methodology and Survey Design

The survey contained a total 
of 73 questions (see Appendix) 

focused on three distinct industry 
segments – dairy producers 

(farmers), dairy processors, and 
industry stakeholders 

(service providers, other industry 
sectors, council employees, and 

community groups)

The survey resulted in 87 
responses and has provided useful 

information about the views 
and perceptions of those in the 

Victorian dairy industry 
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Overall, 87 responses were received to the survey – comprising 45 from dairy producers, 7 from dairy processors and 35 from 
dairy industry stakeholders. Responses were received across all age groups and genders.

The survey received 40 responses from the South-west region (46%), 29 from Gippsland (34%), and 16 from the Murray region (19%)

Respondent Profile
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South West region

Gippsland region

Murry region

Respondents identified their connection to a broad list of dairy towns across the three regions. 

Highest 
numbers 
were: 
Warrnambool: 8 
Leongatha: 6 
Warragul: 6 
Camperdown: 5 
Timboon: 5 
Maffra: 5 
Terang: 5



Kyabram

Koroit

Hamilton

Foster

Echuca

Drouin

Cohuna
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Dairy processors told us that if affordable housing was readily available, many (62.5%) could employ between 1 to 5 additional 
workers, some (12.5%) could employ 6 to 10 additional workers and about one quarter of respondents told us they could 
employ more than 10 new workers.

Findings

No problem - housing is not an issue affecting 
our local community

A significant problem that affects the social 
and economic...

A challenging problem

More than 10 workers

1-5 workers

6-10 workers

More than 10 workers

1-5 workers

6-10 workers

How significant is the shortage of affordable housing to dairy farming and processing?
Overall, most survey respondents said that housing availability and rental affordability is either a significant problem (55.29%) 
or a challenging problem (41.18%) in their community. Only 3.53% of respondents said it is not a problem.

If adequate affordable housing was available, could you employ more workers?
Most farmers already provide some worker accommodation – mostly on farm but a small number provide housing off farm.

Many processing businesses (about three quarters of respondents) also provide some form of worker accommodation.

Both dairy producers and processors said that if affordable housing was readily available locally, they could increase the size of 
their workforce.

Dairy producers told us that if affordable housing was readily available, most (79.2%) would hire 1–5 additional workers, some 
(12.5%) could hire 6–10 workers, and a small number (8.3%) of farmers could employ an additional 10 or more workers.



What local initiatives have been used to increase housing supply in your area? 
Dairy farmers and processors told us about the following initiatives they are aware of in their district.

Government Schemes and Eligibility Challenges

Local Council Efforts

Innovative Housing Solutions

Findings
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Rural Worker Accommodation Fund (RWAF) aimed at increasing the housing supply in regional areas – grant conditions 
meant applicants wishing to build a house for one family were ineligible.

Some local councils have sought to release land in areas (such as Timboon and Simpson) to facilitate new housing 	
developments. Approval has been granted for housing development areas located near town centres, supporting 
broader expansion and accessibility for residents.

Some farmers have taken creative steps to increase housing supply by converting old buildings into single-person units 	
for workers.

Employers often guarantee rent for their staff to reassure real estate agents, especially when employees lack a rental history. 

Projects such as the Noorat butter factory reflect ongoing efforts to utilise existing infrastructure and sites for new 
housing or community purposes.



What do you see as the main barriers to you providing housing for your workers?

Barriers
Dairy Producers - told us that the biggest barriers to providing additional housing on their farms are: 

Dairy processors also reported facing similar challenges. For processors, the primary barriers are the financial viability of such 
projects and the complexity of planning regulations. 

Enablers
Despite these challenges, most dairy producers, 90%, indicated that if some of these barriers were addressed, they would be 
open to building additional housing for their workers on their farms. 

Farm owners said they would consider investing in rental worker accommodation in town:

All seven dairy processing respondents stated they would consider building additional rental housing if these barriers could be 
resolved, highlighting the importance of addressing regulatory and financial hurdles to improve housing availability for workers 
in the dairy sector.

77

Findings
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37.4%
Complex planning 

regulations through 
Council 

25.9% 
Not financially 

feasible 

14.8% 
High construction 

costs 

7.4% 
Unable to obtain 
finance for this 

purpose 

3.7% 
Can’t find a suitable 

building type of 
housing for the farm 

33.3%
If the business did not need to 

be a landlord

63.3%
Where government provides 

grant funding

46.65%
As part of a community-based 

housing project



Findings
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What resources could assist you to provide more housing?
Farm owners identified a range of resources that would be most useful in assisting them to build more housing for their workers. 

The most requested resources included:

54.8%
Planning advice

85.7%
Planning advice

61.2%
Access to finance

71.4%
Links to finance

49.3%
On farm housing guidelines

28.5%
Links to housing providers

19.3%
Links to housing providers

Dairy processors: resources needed
Dairy processors reported that their businesses would benefit from a suite of resources to enable the development of additional 
worker housing, including:

Some processors also noted the value of design advice (14.2%) to ensure accommodation solutions are fit for purpose and cost-
effective.

Farmers told us the type of worker housing that would be most appropriate is evenly distributed across 3+ bedroom family 
homes, small homes and units. For on farm accommodation, farmers preferred both modular and traditional construction.

Farmers also suggested several practical measures, including simplifying the advice and requirements across building regulations, 
planning and service connections such as power suppliers.

Many highlighted the need to reduce government-associated costs to make housing development more affordable.

Design advice

16.1%
Recommendations and solutions to 
ensure housing meets worker and 

farm needs while remaining feasible

Real estate advice

6.4%
Guidance on property management, 
acquisition or rental arrangements

 Other

6.4%
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Feedback about housing models where employers invest in rental housing and level of interest in investing 
in worker accommodation.

Rental Market Challenges 
•	 Many dairy towns are experiencing significant difficulties in the rental market creating substantial barriers for workers 		
	 and families.

•	 Employer investment in rental housing is seen as having potential to address shortages.

On farm Housing Needs 
•	 There is a pressing need for on farm housing to support dairy operations - staff need to live on the farm to ensure they 		
	 have easy access to work and to improve safety, particularly when travel is required at odd hours or after long shifts. 

Diverse Housing Options 
•	 Investment by employers, local businesses, or community groups in rental housing is considered an effective strategy for 	
	 revitalising rural communities.

•	 Processing employers generally prefer rental housing be available in nearby towns, with a range of one- and two-		
	 bedroom units as well as family homes. 

•	 Community co-operative schemes, in which dairy farmers and business groups jointly invest in staff accommodation, are 	
	 viewed positively. 

•	 Overall, there is considerable support for employer investment in rental housing to address the urgent need for accessible 		
	 accommodation in dairy towns. Many view these initiatives as highly beneficial, but their success will depend on the commitment 
	 and involvement of community members and local businesses, who are already facing significant resource constraints.

Barriers to Implementation 
•	 Implementation of employer-invested housing faces several significant barriers - a shortage of available land, delays in 		
	 construction, high rental costs, and a perception that rental agreements strongly favour tenants.

Level of Investment Interest
•	 More than half of dairy producers who responded indicated they were either very interested or interested in participating 	
	 financially in a local worker housing project

•	 Among dairy processors, the prevailing sentiment was also positive, with most indicating a willingness to participate 		
	 financially in a local worker housing project to support their business and the local community.

Findings

Dairy processors would consider investing in worker accommodation primarily under two scenarios: where government 	
	provides grant funding, or as part of a community-based housing project.



Dairy producers identified several housing solutions that they believe would be most effective in addressing 
the current shortage:

Findings
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58.0%
Simplifying planning 

controls

41.9% 
State government 

funding

32.2% 
Supporting private 

sector builds

19.3% 
Community 

co-operatives

16.1% 
Other solutions

About two-thirds of farm owners said they would consider investing in rental worker accommodation for workers in               
a nearby town.

Most dairy processors were interested or very interested to participate financially in a local worker housing project to 
benefit their business and the local community.

~65% 
said yes

Yes: approximately two-thirds of farm owners

No: approximately one-third of farm owners

Not interested

Very interested

Interested

Would you invest in a local worker housing project?



General comments from survey respondents about housing and accommodation.

Dairy producers
•	 Demand exists for both on farm and in town housing, with different needs for permanent, seasonal, single, and family 		
	 workers. There is demand for housing across all pay grades.

•	 Investments in farm housing helps create employment opportunities and address recruitment and retention issues for 		
	 farmers, but usually provide a poor return on investment given rental income is often lower than for equivalent town-		
	 based properties.

•	 Although farmers may have the land, council planning processes remains lengthy, and the cost to the farm business of 		
	 providing on farm accommodation is high. 

•	 Quality accommodation for families is important and not only helps with workforce stability but also contributes to the 		
	 growth of the local community and schools.

•	 Some farm houses remain empty due to restrictive rental laws and instances of vandalism and damage by tenants, which 
	 leave landlords with costly repairs. 

•	 Although the idea of providing portable homes on properties is appealing, farmers see the obstacles as the overall cost, 
	 low return on investment, and working through council approval processes.

•	 Permanent staff members struggle to find affordable, suitable rentals or homes for purchase close to their workplace. 		
	 Many would be willing to live further out if housing was affordable, in good condition, and within a reasonable commute, 
	 but there is generally a lack of housing options.

Findings
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Dairy industry stakeholders 
• There is a strong need for rural housing beyond just dairy workers; rural communities struggle to find accommodation 	
	 for essential workers such as veterinary staff, paramedics, hospital staff and teachers

• 	Some stakeholders have expressed positive sentiments towards community cooperatives as a solution, noting that this 	
	 approach offers a fresh perspective to addressing worker accommodation needs

• 	While some professionals can purchase their own homes, nursing staff and recent graduates face significant rental 	
	 pressures; this is even more challenging for farmhands, who typically earn lower wages and compete in the same rental 	
	 market

• 	Stakeholders note that grants could help offset the costly building and fire safety requirements, which currently challenge 
	 the feasibility of housing projects
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Gardiner Foundation is gathering information directly from dairy farmers, processors and communities to better understand 
their unique housing problems, needs and opportunities in Victoria’s three dairy regions. 

Access to affordable, secure housing is a major barrier to attracting and retaining a skilled workforce in Victoria’s dairy regions, 
in particular access to affordable rental accommodation is critical. This challenge threatens the long-term sustainability of the 
state’s $3 billion dairy industry and the strength of the rural communities that support it.

In April 2025 Gardiner Foundation embarked on an initiative exploring solutions and continues to actively identify solutions both 
on farm and in dairying communities. This includes building partnerships with developers, investors, government agencies and 
local stakeholders.

This initiative reflects Gardiner’s commitment to enabling long-term change, not just for today’s dairy workforce, but for future 
generations of people who want to live, work and thrive in dairy regions.

Your input to this survey will assist the Gardiner Foundation to better understand the problems and identify practical, scalable 
housing and accommodation solutions. 

The survey will take approximately 15 minutes to complete and closes on 20th February 2026.

Appendix: Survey Questions

Gardiner Foundation has been consulting with dairy communities regarding the shortage of rental housing across the 
three dairy regions in Victoria. To what extent is housing availability and rental affordability a problem in your local com-
munity? 

 A significant problem that affects the social and economic wellbeing of our community 
 A challenging problem
 No problem – housing is not an issue affecting our local community. 

Information about you will remain confidential: 
Which age group are you: 

 Under 26 
 26-35 years 
 36-45 years 
 46-55 years 
 Over 55 years 

Do you identify as: 
 Female 
 Male 
 Other 

In which region do you live / work? 

 Murray region
 Gippsland 
 South West 
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We are surveying three groups of people connected with dairy communities. Please indicate if you are a:
 Dairy producer – owner, manager or share farmer of a dairy farm 
 Dairy processor – owner or manager of a dairy processing business 
 Stakeholder – e.g. member of a local community, representative of Council or community group, service provider, or 

other industry in the region

What is your postcode: TXT BOX / DROP DOWN 

What is your local town? TXT BOX / DROP DOWN

NB: The survey then breaks into three sections:

DAIRY PRODUCER DAIRY PROCESSOR STAKEHOLDER

Are you a: 
 Farm owner 
 Farm manager 
 Farm worker 
 Share farmer

Are you a: 
 Business owner 
 Business/Operations Manager 
 Processing worker 

Are you a: 
 	Service Provider to Dairy industry 	

	 e.g. agronomist, vet, dairy supplier
 	Other sector e.g. health, tourism, 		

	 mining, agriculture 
 	Employee of a local Council 
 	Representative of a community 		

	 group

How many people work on this farm 
(including family members / owners): 

 Full time TXT BOX 
 Part time TXT BOX 
 Casual TXT Box
 Contractor TXT BOX 
 Total TXT BOX 

How many people work in this busi-
ness: 

 Full time TXT BOX 
 Part time TXT BOX 
 Contractor TXT BOX 
 Total TXT BOX

What has been the staff turnover 
ratio for this farm: 

  Minimal – people stay in these 		
	 roles long term 

 	 Somewhat – there is turn over 		
	 every year 

 	 Considerable – we are usually 		
	 looking for staff 

 	 N / A 

What has been the staff turnover 
ratio for this business: 

  Minimal – people stay in these 		
	 roles long term 

  Somewhat – there is turn over 		
	 every year 

  Considerable – we are usually 		
	 looking for staff 

  N / A 

Have there been any local initiatives 
to increase housing in your district? 

  Y / N 
If yes, please tell us a little about this 
initiative: 

  TXT BOX

To what extent does the lack of 
housing affect this farm when trying 
to attract new workers? 

  A significant problem 
  A challenge 
  Not a problem 
  N / A 

To what extent does the lack of hous-
ing affect this business when trying 
to attract new workers? 

  A significant problem 
  A challenge 
  Not a problem 
  N / A 

Gardiner is interested in assessing the 
capacity for local farmers / employers 
/ communities to invest in housing for 
workers. 
Firstly: what do you see as the major 
barriers to this idea? Please tick the 
barrier you think is most significant: 

  Not financially feasible 



14 Housing in Victorian Dairy Communities

DAIRY PRODUCER DAIRY PROCESSOR STAKEHOLDER

 	Complex planning regulations 		
	 through Council 

 	The business does not see itself 		
	 as a land lord and employer 

 	Can’t find a suitable type of 		
	 housing for our staff

 	Unable to obtain finance for this 		
	 purpose 

 	High construction costs
 	No Barriers 

If affordable housing was readily 
available; how many more people 
could you employ?

  1-5 workers 
  6-10 workers 
  More than 10 workers  

If affordable housing was readily 
available; how many more people 
could you employ?

  1-5 workers 
  6-10 workers
  More than 10 workers  

Have there been any local initiatives 
to increase housing in your district? 

 	 Y / N 
If yes, please tell us a little about this 
initiative: TXT BOX

Have there been any local initiatives 
to increase housing in your district? 

 	Y / N 
If yes, please tell us a little about this 
initiative: TXT BOX

If some of these barriers could be ad-
dressed, what type of home could be 
most in demand for worker housing? 

  A family home of 3+ bedrooms 
  A small home 
  Small units 
  Other TXT BOX 

Does this farm already have housing 
for workers? 

  Y / N
If yes, where:

  On farm
  Off-farm

Does this business already have 
housing for workers? 

  Y / N
If yes, tell us a little about this hous-
ing TXT BOX 

Gardiner is interested in housing 
models where employers, such as 
farmers, invest in rental housing both 
on farm and in dairy towns. Tell us 
what you think of this idea: 

  TXT BOX 

Gardiner is interested in housing 
models where employers, such as 
processing business, invest in rental 
housing in dairy towns. Tell us what 
you think of this idea: 

  TXT BOX

Gardiner is interested in housing 
models where employers, such 
as local businesses or community 
groups, invest in rental housing in 
dairy towns. Tell us what you think of 
this idea: 

  TXT BOX

Has the owner considered building 
new, additional accommodation for 
the workforce on farm 

  Y / N 
If yes: 
What were the barriers faced in 
building additional housing on the 
farm? 

  Not financially feasible 

Has the owner considered building 
new, additional accommodation for 
the workforce 

  Y / N 
If yes: 
What were the barriers faced in 
building additional housing on the 
farm? 

  Not financially feasible 

Gardiner is also interested in looking 
at other solutions to address the 
housing shortage; please tick the 
option that you think is most likely to 
be successful: 

  State government funding for 		
	 worker accommodation 

  Supporting the private sector to 		
	 build more homes 
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DAIRY PRODUCER DAIRY PROCESSOR STAKEHOLDER

  Complex planning regulations 		
	 through Council 

  Do not want people living on the
	 farm / I don’t want to be a landlord

  Can’t find a suitable building 		
	 type of housing for the farm 

  Unable to obtain finance for this 		
	 purpose 

  High construction costs
  Other
  No Barriers 

  Complex planning regulations 		
	 through Council 

  Do not want people living on the 		
	 farm / I don’t want to be a landlord

  Can’t find a suitable building 		
	 type of housing for the farm 

  Unable to obtain finance for this 		
	 purpose 

  High construction costs
  Other
  No Barriers  

  Forming community co-opera		
	 tives that could fund and 		
	 manage housing

  Simplifying planning controls on 		
	 housing in regional communities

  Other TXT 

If some of these barriers could be 
addressed, would the owner of this 
farm consider building additional 
rental housing on the farm?

  Y / N 
If yes, what sort of housing would be 
most appropriate? 

  A family home of 3+ bedrooms 
  A small home 
  Small units 
  Other TXT BOX 

For on farm housing would you 
prefer: 

  Modular housing 
  Traditional construction
  No preference

If no, would the owner of this farm 
consider investing in rental housing 
for workers located in in a nearby 
town? 

  Y / N  

If some of these barriers could be 
addressed, would the owner of this 
business consider building additional 
rental housing in the local town?

  Y / N 
If yes, what sort of housing would be 
most appropriate? 

  A family home of 3+ bedrooms 
  A small home 
  Small units 
  Other TXT BOX 

If building additional housing, would 
you prefer: 

  Modular housing 
  Traditional construction
  No preference

What resources would be able to 
assist local business to develop more 
rental housing? 

  Planning advice 
  Design advice 
  Links to finance 
  Real estate advice 
  Links to housing providers

Overall, do you see the type of work-
ers most in need of housing as:

  Lower paid farm workers
  Higher paid managers and 		

	 workers

Overall, do you see the type of work-
ers most in need of housing as:

  Lower paid processing workers
  Higher paid processing and 		

	 workers

Overall, do you see the unmet 
demand for housing as:

  Seasonal
  Short-term
  Long-term

Overall, do you see the unmet 
demand for housing as:

  Seasonal
  Short-term
  Long-term

Overall, do you see the unmet 
demand for housing as:

  Seasonal
  Short-term
  Long-term

Overall, do you regard an acceptable 
commuting journey from home to 
work in the dairy industry to be:

  Less than 30 minutes
  30 to 60 minutes
  More than 60 minutes

Overall, do you regard an acceptable 
commuting journey from home to 
work in the dairy industry to be:

  Less than 30 minutes
  30 to 60 minutes
  More than 60 minutes

Overall, do you regard an acceptable 
commuting journey from home to 
work in the dairy industry to be:

  Less than 30 minutes
  30 to 60 minutes
  More than 60 minutes
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If you own this farm; would you 
consider investing in rental worker 
accommodation in town in the fol-
lowing circumstances: 

  	If the business did not need to 		
	 be a landlord 

  	Where government provides 		
	 grant funding 

  	As part of a community-based 		
	 housing project 

If you own / manage this processing 
business; would you consider invest-
ing in worker accommodation in the 
following circumstances: 

  If the business did not need to 		
	 be a landlord 

  Where government provides 		
	 grant funding

  As part of a community-based 		
	 housing project 

Gardiner is also interested in looking 
at other solutions to address the 
housing shortage; please tick the 
option that you think is most likely to 
be successful: 

  	State government funding for 		
	 worker accommodation 

  	Supporting the private sector to 		
	 build more homes 

  	Forming community co-opera-		
	 tives that could fund and 		
	 manage housing

  	Simplifying planning controls on 		
	 housing in regional communities

  	Other TXT BOX  

Gardiner is also interested in looking 
at other solutions to address the 
housing shortage; please tick the 
option that you think is most likely to 
be successful: 

  State government funding for 		
	 worker accommodation 

  Supporting the private sector to 		
	 build more homes 

  Forming community co-opera-		
	 tives that could fund and 		
	 manage housing

  Simplifying planning controls on 		
	 housing in regional communities

  Other TXT BOX  

What resources would be able to 
assist your business? 

  On farm housing Guidelines
  Planning advice 
  Design advice 
  Access to finance 
  Real estate advice 
  Links to housing providers 

What resources would be able to 
assist your business? 

  Planning advice 
  Design advice 
  Links to finance 
  Real estate advice 
  Links to housing providers

What is your level of interest in 
participating financially in a local 
worker housing project that would 
benefit your business and the local 
community? 

  Very interested 
  Interested
  No interest 

What is your level of interest in 
participating financially in a local 
worker housing project that would 
benefit your business and the local 
community? 

  Very interested 
  Interested 
  No interest 

What is your level of interest in 
participating financially in a local 
worker housing project that would 
benefit your business and the local 
community?

  Very interested 
  Interested
  No interest 

Are there any other comments 
or feedback you’d like to provide 
in relation to housing and 
accommodation?

  TXT BOX

Are there any other comments 
or feedback you’d like to provide 
in relation to housing and 
accommodation?

  TXT BOX

Are there any other comments 
or feedback you’d like to provide 
in relation to housing and 
accommodation?

  TXT BOX
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DAIRY PRODUCER DAIRY PROCESSOR STAKEHOLDER

Would you be interested in being 
interviewed as part of this survey? 
If yes, please use this link to book an 
online conversation LINK

Would you be interested in being 
interviewed as part of this survey? 
If yes, please use this link to book an 
online conversation LINK

Would you be interested in being 
interviewed as part of this survey? 
If yes, please use this link to book an 
online conversation LINK

Would you like to learn more about 
Gardiner Foundation – subscribe to 
our newsletter (button)

Would you like to learn more about 
Gardiner Foundation – subscribe to 
our newsletter (button)

Would you like to learn more about 
Gardiner Foundation – subscribe to 
our newsletter (button)

Would you like to receive a copy of 
survey findings?

  Yes
  No

Would you like to receive a copy of 
survey findings?

  Yes
  No

Would you like to receive a copy of 
survey findings?

  Yes
  No
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