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Table 1 Projected new market supply  from 2024-25 to 2028-29

Gross new 
supply

New non-
market 
supply1

Net new 
supply

Share of 
Accord 
target1

Share of 
target 

achieved
ACT 21,679 702 21,396  21,057 106%

Victoria 274,724 10,211 250,139 306,324 93%

Queensland 178,945 8,191 179,550 245,739 76%

Western 
Australia

87,765 4,303 84,681 129,085 71%

South 
Australia

56,423 2,794 47,555 83,810 71%

New South 
Wales

250,464 12,548 255,477 376,439 70%

Tasmania 14,403 871 12,416 26,117 58%

Northern 
Territory

 3,977 381  4,114 11,430 38%

Chart 1   Quarterly net new market dwelling completions by state

Note: Completions are measured in number of dwellings.
Source: ABS Building Activity, September 2023; NHSAC 2024.

1 For a given state, the share of the Accord target and the 40,000 non-market supply is apportioned based on 
each state or territory population as a share of the national total as derived from the December 2022 ABS 
population data. 
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Methodology
The state projections have been made using the same modelling framework and assumptions that 
underlie the national level projections in Chapter 4 of the State of the Housing System report. The 
framework employs the Saunders-Tulip housing supply model (Saunders & Peter, 2019) combined 
with a model of household formation (Wilson, 2013).

Forecasts for each state have been performed independently and using state-level data, meaning that 
state forecasts will not sum to the national forecast presented in the report. Note also that results for 
smaller states such as ACT and NT should be treated with caution, as calibration of the projections is 
less reliable when performed on small sample sizes. 

The Council’s projections forecast new supply and new demand. These are ‘flow’ concepts: they reflect 
additions to total demand and total supply (i.e. the stock of housing) in the system in any given year. 
They do not reflect the significant unmet need and affordability pressures that have already 
accumulated in the housing system. When interpreting the projections, care should be taken to keep 
in mind the methodology and assumptions on which the projections are based.

Migration policy measures announced or enacted by the Australian Government are accounted for in 
the modelling. Some supply-side policy measures are also incorporated, most significantly the Housing 
Australia Future Fund, which are expected to add 40,000 social and affordable dwellings over the 5-
year National Housing Accord period in addition to the market supply projected by the Council. A key 
underlying assumption is that targets associated with social and affordable housing are met and do 
not detract from the capacity of the private sector to add to supply.

The projections do not incorporate the effect of policy initiatives aimed at addressing supply 
constraints in the housing market that are expected to be implemented by federal, state and territory 
governments during the projection period. This is due to the uncertainty around the implementation 
of these measures and the inherent difficulty of forecasting their effect on supply. All else being equal, 
the implementation of these measures is likely to result in more supply of housing than shown by the 
projections.

Demand is determined by demographic trends in population and ageing, along with information on 
household living arrangements. Increases in demand increase rents and house prices, which 
incentivises developers to add to housing stock by initiating the development process. The projections 
account for 3 stages of this process: building approvals, commencement of construction, and 
completion of dwellings. The final stage results in the addition of new dwellings to the housing stock, 
which in combination with intervening changes in demand and economic conditions determines a 
vacancy rate, which then influences rents and house prices. The repetition of this cycle forms the basis 
of the Council’s supply projections.

The responsiveness of supply to demand is influenced by the broader economic environment, 
including the cash rate, mortgage rates, the cost of building materials and consumer inflation, and 
levels of disposable income. The projections use pre-budget forecasts of macroeconomic variables 
from Treasury where available. Typically, these are available as near-term forecasts. The Council made 
assumptions about how these forecasts should be extended to cover the full modelling period.

The Covid-19 pandemic caused unique disruptions to the housing market. These included construction 
delays for detached housing, which resulted in a backlog of detached dwellings under construction. 
The projections account for differing disruptions across states during the pandemic. In particular, the 
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size of the construction backlog has been estimated for each state and the projections assume that 
these backlogs of work will be completed during the initial years of the forecast period.

Assumptions and limitations
The projections are produced for state housing markets. These contains many regional submarkets. 
When viewed individually, these sub-markets can display behaviour different from that observed at 
the state level. Therefore, it is not possible to make rigorous inferences about local housing markets 
from the projections.

Care has been taken to account for the effects of the pandemic period and the unprecedented housing 
market conditions that it produced. However, there is still some uncertainty about the persistence of 
certain effects that began during the pandemic, such as the increase in material and labour costs and 
preferences for working from home.

The following forecasts of economic and demographic conditions were used in the projections and 
can influence the results:

• The near-term cash rate forecast has been informed by the Bloomberg survey of market 
economists and used out to 2028. It is assumed to remain constant thereafter.

• Forecasts of the consumer and producer price indexes have been obtained independently from 
the model by using timeseries methods.

• The population forecasts use data released as part of the Centre for Population’s 2023 
Population Statement.

• Demolition rates are projected to stay at the level reported in the 2021 Census. 

• The majority of historical data used during calibration of the projections was obtained from the 
ABS. It includes data on: 

– building approvals and building activity 

– levels of dwelling stock from various Censuses, 

– living arrangements from the 2021 Census.

The level of dwelling stock is used to calculate a demolition rate which, in turn, is used to determine 
net dwelling completions. Data on living arrangements is used extensively in the projects of demand. 
For consistency, both dwelling stock and living arrangements data was obtained through ABS 
TableBuilder. Data on vacancy rates used in the projections was obtained from the Real Estate 
Institute of Australia.

References
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5.2.2 State and territory supply forecasts 
The Council generates its forecasts of state and territory housing supply by running its forecasting 
model, which incorporates jurisdiction-level data on housing supply, rental markets, dwelling prices 
and economic conditions. Recent new dwelling approvals, commencements and completions data 
are the main determinants of the near-term forecasts. Forecasts over the remainder of the Housing 
Accord period largely reflect the sensitivity of each jurisdiction’s housing supply to macroeconomic 
and demographic variables. 

FOI 4217
Document 3
Extract from State of the 
Housing System 2025 - 
available at the National 
Housing Supply and 
Affordability Council website
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5.2.3 Upzoning policy scenarios 
As discussed in Box 5.1, the supply forecasts do not directly incorporate the impacts of recent state 
and territory government policy measures related to land use reform. Most significantly, supply 
forecasts do not incorporate potential additional supply arising from recent upzoning initiatives in 
New South Wales and Victoria. These policy measures represent upside risks for the forecasts.  

The New South Wales and Victorian governments have made public estimates of the potential 
addition to supply arising from these initiatives.10 These are not estimates of actual supply expected 
to arise. The Council assesses that realising the full potential of these new reforms in the near to 
medium term is highly unlikely given ongoing commercial feasibility and capacity constraints across 
the sector, especially for higher-density housing projects (see Chapter 2, Housing market conditions). 

Nonetheless, for illustrative purposes, the Council has prepared a scenario analysis whereby the New 
South Wales and Victorian governments’ public estimates of their policies’ potential impacts are fully 
realised over their stated timeframe. For simplicity, the Council assumes that the additional housing 
supply from these policies will increase by a constant amount each quarter, and that the additional 
supply will not result in higher construction costs. Taken together, these assumptions imply that the 
New South Wales and Victorian governments’ upzoning policies would respectively add around 
130,000 and 20,000 dwellings to these states’ gross new housing supply over the Housing Accord 
period.  

Charts 5.7 and 5.8 show forecasts of national gross new housing supply and rent growth under this 
scenario. Across the 5 years of the Housing Accord period, gross new housing supply would reach 
1,090,000 new dwellings (around 152,000 more dwellings than under baseline conditions) and 
average rent growth would fall to 3.1 per cent (0.8 percentage points lower than under baseline 
conditions).11 These outcomes would represent a significant improvement in the national outlook for 
housing supply and affordability. Housing supply in New South Wales and Victoria would 
approximately meet their respective shares of the Housing Accord target.  

 

10  The NSW Government has estimated that its Low and Mid-Rise Housing Policy initiative has the potential 
to supply 112,000 new homes over the Housing Accord period (NSW Government 2024a) and that its 
Transport Oriented Development Program has the potential to supply 231,855 new homes by 2039 (NSW 
Department of Planning, Housing and Infrastructure 2024). The Victorian Government has estimated that 
its Activity Centre Program will deliver an additional 60,000 homes in 10 activity centre suburbs by 2034 
(Victorian Government 2023) and an additional 300,000 homes in another 50 train and tram zone activity 
centres by 2051 (Victorian Government 2024). The NSW and Victorian governments are further supporting 
these initiatives with a range of complementary measures, such as the streamlining of development 
approval processes. For example, the NSW Government is currently fast-tracking the approval of 11 new 
housing projects containing around 6,414 new dwellings (Kwan 2025). 

11  The baseline forecast for rent growth is discussed in section 5.4, The supply shortfall will weigh on housing 
affordability. 
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