
How should we decide where to build a Retirement Village? 
 

By Peter Buckingham, Managing Director of Spectrum Analysis 
 

 
 
Building a retirement village is a very big investment for all concerned. 
Anticipating the demand for the units is the big gamble that can leave a 
developer with a good profit, or desperately looking at vacant units he cannot 
sell. 
 
Do you use some logical approach or do you use the SWAG approach? 
Recently in a court case over a property decision, a Judge described the 
“SWAG” approach, and then defined this as a “Scientific Wild Arse Guess”, 
and proceeded to rule against a party who could show little logic in their 
methodology of site selection. 
 
The best way of improving the chances of success is to understand the 
factors of success for your venture. These Drivers are measurable and with 
some assumptions, we should be able to forecast the Demand for your new 
venture. 
 
Spectrum has worked previously in this area, with Projects including clients 
like Catholic Homes, Burns Bridge and Old Colonists. Our research has 
shown that the main factors that need to be considered are: 
 

• Population and age profile of the population. (Census 2006) 
• Forecast of the aging of the population (Australian Bureau of Statistics 

information). 
• Economics of the area. 
• Competition from other Retirement Villages. 
• Facilities on offer (compared to the competition). 
• Where you define your Primary, Secondary and Tertiary catchment 

areas. 
 
We all know there is an aging occurring in Australia, and as the Baby 
Boomers (currently aged 48 to 62) move out of work and into retirement, the 
demand for ILU’s should increase. Not only is it the people down sizing their 
homes, but there is a new class of well healed Baby Boomers who will want a 
retirement pad in the country or by the beach, and a base in the city. Many 
ILU sales are now occurring to this younger retirement couple, looking for a 



quality of life that means they can lock up their city base, and head off into the 
distance for months on end. 
 
The following 2 diagrams represent the Australian population by age currently, 
and how it is forecast to look by 2025. As you can see, the population over 55 
will increase dramatically, and how females outlive males in our older years.  
 

 
 
 

 
 
  
Research has shown that around 5% of the population over 55 look for 
Retirement Village accommodation, and this is expected to increase to around 
8%. Using statistics such as Census 2006 and the population forecasts at 
SLA level, the amount of demand for ILU accommodation can be forecast. 
 
The supply side can also be calculated over a similar area to the demand 
forecast, and the difference tells us whether we currently have a shortage or 
excess, and how this will move over time. This gives you some statistical 



based view on how well a new retirement village should sell, and whether 
more should be built and when. 
 

 
 
Statistics give us an ability to use science to forecast what should occur, and 
as this is normally a very large investment, we strongly recommend you use 
more than your wet finger in the air in your decisions. 
 
Peter Buckingham is the Managing Director of Spectrum Analysis Australia 
Pty Ltd, the leading Geodemographic and Sales Modelling Company in 
Australia. Peter invites you to ring to discuss how they can assist you with 
information, or a site potential report, on (03) 9882 6488. Peter also is 
contactable on email at peterb@spectrumanalysis.com.au or 
www.spectrumanalysis.com.au. 
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