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Sent: Friday, 21 August 2026 3:38 PM
To: Terrell, Nick; 

Cc: Quinlivan, Michael; 
; Round, Jim; 

Subject: For information: Corporate insolvency data update - July 2026 [SEC=OFFICIAL]

OFFICIAL 

Hi Nick, 

Please see below for the latest monthly update on the trends and insights into corporate insolvency levels, 
based on ASIC’s latest report published on 17 August. 

At this stage, please note that the impacts of the recent conflict in the Middle East are not yet evident in formal 
insolvency data regarding the number of companies entering formal insolvency processes. Insolvency 
appointments typically represent a late-stage indicator of financial distress, reflecting the time lag between 
creditor actions (such as debt recovery eƯorts) and a debtor company's entry into a formal insolvency process. 
We will continue to monitor developments and their implications for companies. 

FOI 4465 
Document 3

s 22

s 22

s 22s 22
s 22 s 22

s 22

s 22

s 22

NOTE: Fully redacted pages 
have been removed



 
Number of companies entering external administraƟon – Top 8 industries 
 
As shown below, the sectors with the highest number of corporate insolvencies from July 2025 to June 2026 include 
ConstrucƟon at 3,472 (25% of total insolvencies), AccommodaƟon and Food Services at 2,078 (15% of total 
insolvencies), and Other Services at 1,384 (10% of total insolvencies). 
 

- The data values for each period consist of 12-month rolling sums. 
- Percentage figures relate to total number of companies entering external administraƟon for that period, not 

just the top 8 industries. 
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Kind regards, 
 

 

 
   

Corporate Insolvency Unit, Corporations Branch  
 
The Treasury acknowledges the traditional owners of country throughout Australia, and their continuing connection to 
land, water and community. We pay our respects to them and their cultures and to elders both past and present. 
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From: @TREASURY.GOV.AU>  
Sent: Thursday, 23 July 2026 1:13 PM 
To: Terrell, Nick <Nick.Terrell@TREASURY.GOV.AU>; @TREASURY.GOV.AU>;  

@TREASURY.GOV.AU>; @treasury.gov.au>; 
@dfat.gov.au> 

Cc: @TREASURY.GOV.AU>;  
@TREASURY.GOV.AU>; Quinlivan, Michael <Michael.Quinlivan@TREASURY.GOV.AU>; 

@TREASURY.GOV.AU>; @TREASURY.GOV.AU>; 
Round, Jim @TREASURY.GOV.AU>; @TREASURY.GOV.AU>;  

@TREASURY.GOV.AU>; @TREASURY.GOV.AU>;  
@TREASURY.GOV.AU>;  

@TREASURY.GOV.AU>; 
@TREASURY.GOV.AU>; @TREASURY.GOV.AU>;  

@TREASURY.GOV.AU>; @TREASURY.GOV.AU> 
Subject: For information: Corporate insolvency data update - July 2026 [SEC=OFFICIAL] 
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Hi Nick,  
 
Please see below for the latest monthly update on the trends and insights into corporate insolvency levels, 
based on ASIC’s latest report published on July 20. 
 

 
At this stage, please note that the impacts of the recent conflict in the Middle East are not yet evident in formal 
insolvency data regarding the number of companies entering formal insolvency processes. Insolvency 
appointments typically represent a late-stage indicator of financial distress, reflecting the time lag between 
creditor actions (such as debt recovery eƯorts) and a debtor company's entry into a formal insolvency process. 
We will continue to monitor developments and their implications for companies. 
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Number of companies entering external administraƟon – Top 8 industries 
 
As shown below, the sectors with the highest number of corporate insolvencies from June 2025 to May 2026 include 
ConstrucƟon at 3,466 (25% of total insolvencies), AccommodaƟon and Food Services at 2,127 (15% of total 
insolvencies), and Other Services at 1,364 (10% of total insolvencies). 
 

- The data values for each period consist of 12-month rolling sums. 
- Percentage figures relate to total number of companies entering external administraƟon for that period, not 

just the top 8 industries. 
s 22
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Kind regards, 
 
 

  
Corporate Insolvency Unit, CorporaƟons Branch 
Digital Policy and CorporaƟons Division 
P  
 

 
 
treasury.gov.au  
Langton Crescent, Parkes ACT 2600 
Twitter | LinkedIn | Facebook 
 
The Treasury acknowledges the traditional owners of country throughout Australia, and their continuing connection to 
land, water and community. We pay our respects to them and their cultures and to elders both past and present. 
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From: @TREASURY.GOV.AU>  
Sent: Thursday, 18 June 2026 2:51 PM 
To: Terrell, Nick <Nick.Terrell@TREASURY.GOV.AU>; @TREASURY.GOV.AU>;  

@TREASURY.GOV.AU>; @treasury.gov.au>; 
@dfat.gov.au> 

Cc: @TREASURY.GOV.AU>;  
@TREASURY.GOV.AU>; Quinlivan, Michael <Michael.Quinlivan@TREASURY.GOV.AU>; 

@TREASURY.GOV.AU>; @TREASURY.GOV.AU>; 
Round, Jim @TREASURY.GOV.AU>; @TREASURY.GOV.AU>;  

@TREASURY.GOV.AU>; @TREASURY.GOV.AU>;  
@TREASURY.GOV.AU>;  

@TREASURY.GOV.AU>;
@TREASURY.GOV.AU> 

Subject: For information: Corporate insolvency data update - June 2026 [SEC=OFFICIAL] 
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Please see below for the latest monthly update on the trends and insights into corporate insolvency levels, 
based on ASIC’s latest report published on 15 June 2026. 
 
At this stage, please note that the impacts of the recent conflict in the Middle East are not yet evident in formal 
insolvency data regarding the number of companies entering formal insolvency processes. Insolvency 
appointments typically represent a late-stage indicator of financial distress, reflecting the time lag between 
creditor actions (such as debt recovery eƯorts) and a debtor company's entry into a formal insolvency process. 
We will continue to monitor developments and their implications for companies. 
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Number of companies entering external administraƟon – Top 8 industries 
 
As shown below, the sectors with the highest number of corporate insolvencies from May 2025 to April 2026 include 
ConstrucƟon at 3,518 (25% of total insolvencies), AccommodaƟon and Food Services at 2,186 (15% of total 
insolvencies), and Other Services at 1,405 (10% of total insolvencies). 

 
- The data values for each period consist of 12-month rolling sums. 
- Percentage figures relate to total number of companies entering external administraƟon for that period, not 

just the top 8 industries. 
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Kind regards, 

________ 
 

   
Corporate Insolvency Unit, Corporations Branch 
Digital Policy and Corporations Division 
P    
 

 
 
treasury.gov.au  
Level 29/201 Kent St, Sydney NSW 2000 
Twitter | LinkedIn | Facebook 
 
The Treasury acknowledges the traditional owners of country throughout Australia, and their continuing connection to 
land, water and community. We pay our respects to them and their cultures and to elders both past and present. 
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From:   
Sent: Friday, 22 May 2026 4:27 PM 
To: Terrell, Nick <Nick.Terrell@TREASURY.GOV.AU>; @TREASURY.GOV.AU>;  

@TREASURY.GOV.AU>; @treasury.gov.au>; 
@dfat.gov.au> 

Cc: @TREASURY.GOV.AU>;  
@TREASURY.GOV.AU>; Quinlivan, Michael <Michael.Quinlivan@TREASURY.GOV.AU>; 

@TREASURY.GOV.AU>; @TREASURY.GOV.AU>; 
Round, Jim @TREASURY.GOV.AU>; @TREASURY.GOV.AU>;  

@TREASURY.GOV.AU>; @TREASURY.GOV.AU>;  
@TREASURY.GOV.AU>;  

@TREASURY.GOV.AU>; 
TREASURY.GOV.AU> 

Subject: For information: Corporate insolvency data update - May 2026 [SEC=OFFICIAL] 
 
Hi Nick,  
 
Please see below for the latest monthly update on the trends and insights into corporate insolvency levels, 
based on ASIC’s latest report published on 18 May 2026. 
 
At this stage, please note that the impacts of the recent conflict in the Middle East are not yet evident in formal 
insolvency data regarding the number of companies entering formal insolvency processes. Insolvency 
appointments typically represent a late-stage indicator of financial distress, reflecting the time lag between 
creditor actions (such as debt recovery eƯorts) and a debtor company's entry into a formal insolvency process. 
We will continue to monitor developments and their implications for companies. 
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- The data values for each period consist of 12-month rolling sums. 
- Percentage figures relate to total number of companies entering external administraƟon for that period, not 

just the top 8 industries. 
s 22



 
Kind regards, 

 
 

 
   

Corporate Insolvency Unit, Corporations Branch 
Digital Policy and Corporations Division 
P    
 

 
 
treasury.gov.au  
Level 29/201 Kent St, Sydney NSW 2000 
Twitter | LinkedIn | Facebook 
 
The Treasury acknowledges the traditional owners of country throughout Australia, and their continuing connection to 
land, water and community. We pay our respects to them and their cultures and to elders both past and present. 
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From: @TREASURY.GOV.AU>  
Sent: Wednesday, 6 May 2026 1:31 PM 
To: Terrell, Nick <Nick.Terrell@TREASURY.GOV.AU>; @TREASURY.GOV.AU>;  

@TREASURY.GOV.AU>; @treasury.gov.au>; 
@dfat.gov.au> 

Cc: @TREASURY.GOV.AU>;  
@TREASURY.GOV.AU>; @TREASURY.GOV.AU>; 

@TREASURY.GOV.AU>; @TREASURY.GOV.AU>; 
@TREASURY.GOV.AU>; @TREASURY.GOV.AU>;  

@TREASURY.GOV.AU> 
Subject: For information: Corporate insolvency data update - April 2026 [SEC=OFFICIAL] 
 

OFFICIAL 

 
Hi Nick,  
 
Please see below for the latest monthly update on the trends and insights into corporate insolvency levels, 
based on ASIC’s latest report published on 4 May 2026. 
 
At this stage, please note that the impacts of the recent conflict in the Middle East are not yet evident in formal 
insolvency data regarding the number of companies entering formal insolvency processes. Insolvency 
appointments typically represent a late-stage indicator of financial distress, reflecting the time lag between 
creditor actions (such as debt recovery eƯorts) and a debtor company's entry into a formal insolvency process. 
We will continue to monitor developments and their implications for companies. 
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Number of companies entering external administraƟon – Top 8 industries 
 
As shown below, the sectors with the highest number of corporate insolvencies from March 2025 to February 2026 
include ConstrucƟon at 3,536 (24% of total insolvencies), AccommodaƟon and Food Services at 2,254 (15% of total 
insolvencies), and Other Services at 1,473 (10% of total insolvencies). 

s 22



- The data values for each period consist of 12-month rolling sums. 
- Percentage figures relate to total number of companies entering external administraƟon for that period, not 

just the top 8 industries. 

s 22
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Foreword 
Housing should be affordable, fit for purpose and secure for all households of all incomes and in all 
locations. Housing is fundamental to economic participation, wellbeing and social inclusion. The 
issues examined in this report – housing supply and demand, affordability, and the housing outcomes 
of various cohorts – remain central to the prosperity of future generations.  

This report provides an independent assessment of current housing system conditions and the 
factors shaping outcomes for households. It brings together data, analysis and stakeholder insights to 
support informed decision-making and to identify where policy settings can be strengthened to 
improve supply, affordability and access. 

The Council intends for the report to inform policy development and support constructive debate 
across governments, industry, not-for-profits and the community. In this vein, the report contains a 
proposed Outcomes Framework for the housing system. 

On behalf of the Council, I give thanks to the many stakeholders who provided feedback throughout 
the development of the report, including through roundtable discussions and bilateral meetings. 
Those consulted included representatives from the Australian, state and territory governments; the 
planning sector; the residential construction and development sector; the community housing 
sector; the First Nations housing sector; and the academic community.  

I extend my gratitude to my fellow Council members, who have provided invaluable guidance, and 
the Office of the Council, for providing continued advice, analysis and support to the Council. 
Thank you for your dedication.  

On behalf of the Council, I am pleased to submit the State of the Housing System 2026. 

 

Ms Susan Lloyd-Hurwitz AM  
Chair, National Housing Supply and Affordability Council 
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Executive summary 
For decades Australia’s housing system has not kept up with demand. It has not delivered the homes 
Australians need and at prices many Australians can afford. For too long, Australia’s housing system 
has worked for some Australians rather than for all Australians. This must change to improve equity 
across and within generations.  

While current governments have inherited rather than created this challenge, they are responding 
with reforms, policies and programs that are helping to deliver more homes more quickly 
through the National Housing Accord. These initiatives take time and effort to improve housing 
supply outcomes. 

The Council has been seeing improvement in the outlook for housing supply in early 2026. Recent 
approvals and commencements were higher compared to the period prior to the Accord and 
implementation of reforms underway. Based on data to early 2026 and before recent global 
disruptions to commodity prices and supply chains, the Council estimates around 980,000 new 
homes could have been expected in the Accord period, an increase of 42,000 homes from the 
previous State of the Housing System Report. In addition, the 1.2 million new homes had been 
on track to be reached by September 2030.  

Against the backdrop of indicators of underlying improvement, the conflict in the Middle East now 
brings heightened uncertainty to the outlook for housing supply. Higher fuel and petrochemical 
prices are expected to have flow-on impacts on transport and material costs for construction, 
and place pressure on product availability and the operation of small businesses. 

At the time of writing this report, there is significant uncertainty in the scale and length of the 
conflict. In this context, the report illustrates the potential impact of the Middle East conflict on 
housing construction costs and, in turn, housing supply. These scenarios are guided by two oil price 
scenarios discussed by the Treasurer in mid-March 2026. For a shorter-term scenario assuming the 
sector faces a 6 per cent peak increase in construction costs in the middle of the year, it is estimated 
dwelling completions could be 10,000 lower to mid-2029. For a more prolonged scenario assuming 
the sector faces a 10 per cent peak increase in construction costs, it is estimated dwelling 
completions could be 33,000 lower to mid-2029. The Council notes there is significant uncertainty in 
the outlook and potential broader impacts on housing conditions, meaning that there is the 
possibility of greater downside risk than these scenarios show. 

The Council notes governments are working together, including through the National Fuel Security 
Plan, and implementing initiatives to ease pressure on small business and families. Given the housing 
affordability challenge already facing Australia, all industry participants will need to play a role 
managing these cost pressures.  

Current events also highlight the importance of continuing to boost the responsiveness and 
resilience of housing supply. The Council continues to recommend governments focus on improving 
construction sector capacity and productivity; and applying best practice reform to planning systems 
and ensuring more developable and serviceable land is made available. These areas are critical for 
improving both the near-term and long-term responsiveness of the housing construction sector. 
The Council also sees the tax system as having an important role to support housing supply and 
affordability, and considers that all Australian governments should review whether tax settings are 
inappropriately impacting the behaviour of households when it comes to buying, selling, or renting 
a home. 
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In addition, investment in social and affordable housing and supporting better renter security should 
be prioritised to ensure all households see an improvement in housing outcomes. This will support 
greater diversity and resilience in Australia’s housing system. 

Structural reforms are difficult and require ongoing cooperation across all levels of government and 
industry. To support this cooperative effort, the Council has developed a new Housing Outcomes 
Framework, which monitors the health of the housing system using a comprehensive set of 
indicators. The Council believes this framework can help align policy goals across levels of 
government, support better policy design, and enhance transparency and accountability. 

The framework shows that some parts of the housing system saw clear improvements in 2025. 
The pace of homebuilding picked up, completion times improved and energy efficiency of new 
dwellings rose. These indicators suggest clear improvements in the ability of the housing system to 
supply enough high-quality homes.  

However, other indicators worsened in 2025. Rental affordability and purchase affordability 
deteriorated further, adding to growing concerns about intergenerational housing inequality. 
In addition, social housing has been declining as a share of the dwelling stock over time and is 
around 4 per cent. 

New investment in social and affordable housing is underway. The Council recognises the 
Commonwealth Government’s $10 billion investment in the Housing Australia Future Fund, with many 
of the projects to become available to tenants over the next 3 years. The Council recommends that 
governments and industry work on a long-term approach for sustainable investment in social and 
affordable housing, recognising the need for greater resilience and diversity in the housing system. 
The Council also recommends that improving housing outcomes for renters continues to be a focus. 

The Council recognises that housing indicators are significantly worse for First Nations people, who 
experience lower rates of home ownership and higher rates of overcrowding and homelessness 
compared to non-Indigenous people. While some progress has been made in closing the gap in 
housing outcomes, including $600 million in dedicated funding for projects delivered by or in genuine 
partnership with First Nations housing organisations under Round 3 of the Housing Australia Future 
Fund, much more needs to be done. 

The Council urges governments, communities and industry to continue to build on the work already 
underway to deliver better housing outcomes for Australians. The Council encourages governments 
and the community to make use of the Housing Outcomes Framework in this report to monitor 
progress and identify priorities for further action. 

As a starting point, the Council recommends caution on further demand-side policies, as these can 
place upward pressure on prices across the system. In summary, the Council recommends focusing 
on the 5 key policy areas for housing reform outlined in its 2025 Report. These include increasing 
investment in social and affordable housing; improving construction sector capacity and productivity; 
applying best practice principles to planning systems and ensuring developable land is made 
available; supporting better outcomes for renters; and ensuring the tax system supports housing 
supply and affordability. 
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1.1 Housing should be affordable, fit for 
purpose and secure for all Australians 

The Council’s vision for the housing system is for housing to be affordable, fit for purpose and secure 
for households of all incomes and in all locations.  

There is progress towards achieving elements of this vision. Since the start of the National Housing 
Accord period in June 2024, all states and territories have introduced reforms to improve housing 
supply and affordability. Key initiatives include reforms to boost housing density, streamline planning 
approvals, boost construction sector capacity and productivity, and increase social housing 
investment. The Council’s first Quarterly Report outlines in more detail the progress states and 
territories are making towards the National Housing Accord target (NHSAC 2026).  

The Commonwealth Government has also implemented reforms to improve housing outcomes that 
align with the Council’s vision. The Housing Support Program should improve planning capability, 
deliver enabling infrastructure and build more social housing. Reforms to the Environmental 
Protection and Biodiversity Conservation (EPBC) Act are also supporting the delivery of thousands 
of new homes. The impact of these reforms on housing supply and affordability is expected to 
take time. 

While these government actions represent positive progress towards the Council’s vision, continued 
and coordinated effort is needed to achieve a well-functioning housing system. Fundamentally, more 
housing is needed – in both the market and non-market housing sectors (see Box 1.1).  

To achieve the Council’s vision, market housing needs to be more efficient and responsive to 
demand. While the market supplies housing for most people, it is still failing to provide enough 
homes. Barriers to new housing must be addressed to ensure sufficient market housing is delivered.  

Achieving the Council’s vision also requires a well-functioning non-market housing sector. 
Non-market housing is essential infrastructure needed to ensure all Australians – regardless of 
income or location – are appropriately housed. An effective non-market housing sector should 
complement an efficient private housing market to provide affordable housing that supports 
community wellbeing. To this end, the Council recognises the Commonwealth Government’s 
investment in the Housing Australia Future Fund, with many projects to become available to tenants 
over the next 3 years. 

To support further progress towards its vision, the Council outlines in this report a Housing Outcomes 
Framework. This is intended to guide governments (Commonwealth, state and territory, and local), 
industry and not-for-profits towards improving housing outcomes for all Australians, supporting the 
broader wellbeing of households and communities.  
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1.2 The burden of rising housing costs falls 
unevenly across households 

The burden of rising housing costs continues to fall unevenly across the community, with the most 
vulnerable households facing the largest impact. The Council is concerned these pressures could 
spread and more Australians will be affected by the negative economic and social outcomes of poor 
affordability in the future. 

Younger people face an increasingly insecure housing future. The number of years needed to save for 
a home deposit has increased from 9.0 years in 2015 to 11.2 years in 2025, driven by rising housing 
costs (see Chapter 3 Housing affordability). Rental affordability has also deteriorated sharply, with a 
record 33.1 per cent of median income required to service the median rent in 2025. The increase in 
housing costs over time has coincided with a decline in homeownership among younger households. 
The homeownership rate for households aged 25-34 fell from 61 per cent in 1981 to 43 per cent 
in 2021 (DPS 2025). 

Lower-income renters, including many retiree renters, face rising levels of rental stress and are 
increasingly at risk of homelessness. The share of renter households in rental stress – defined as 
households in the lowest 2 income quintiles spending more than 30 per cent of income on rent – 
rose from 24.9 per cent in 2014 to a record-high 29.5 per cent in 2024 (see Chapter 3 Housing 
affordability). The increase in rental stress has coincided with an increase in the share of specialist 
homelessness service (SHS) clients who report housing stress as the main reason for seeking SHS 
support (AIHW 2025a). Among retiree renters, few can meet rent payments and still afford other 
essentials (Coates et al. 2025a). Overall, access to social housing has become more difficult for many 
lower-income renters due to the long-term decline in social housing as a share of the housing stock. 

Many women, particularly single mothers and elderly single women, face difficult housing conditions. 
Single parent families – of which over 80 per cent are headed by a single mother – face the highest 
rates of housing stress and financial stress of any family type, and are most likely to be in poverty 
after deducting housing costs (Laß et al. 2025). Homelessness is also rising faster for women than 
for men among people accessing SHS support. Domestic and family violence is the leading cause of 
homelessness for women and children accessing SHS support (AIHW 2025a). Older women also often 
retire with fewer financial resources than men, placing them at higher risk of poverty and housing 
stress (Coates et al. 2025a). 

First Nations people experience significant barriers to accessing appropriate and affordable housing 
(see Chapter 5 First Nations housing). First Nations people have lower rates of home ownership, are 
more likely to live in overcrowded housing, and are almost 9 times more likely to be experiencing 
homelessness when compared to non-Indigenous people. First Nations people in remote areas face 
additional housing challenges (see Chapter 5 First Nations housing).  
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1.3 Worsening housing affordability exacerbates 
intergenerational inequality  

Higher housing costs relative to income growth can reduce or delay access to homeownership for 
young Australians, which means that fewer households will be able to reap the security, investment 
and taxation benefits of homeownership (Daley et al. 2018). This threatens the future economic 
outcomes of many of today’s young Australians. The wealth accumulation benefits of 
homeownership experienced by many older homeowners will be more limited for younger people 
with reduced homeownership opportunities (Daley et al. 2018).  

Rising housing prices also increase the wealth of those with housing assets relative to those without 
housing assets, such as renters (Daley et al. 2018). Over time, as housing wealth is passed on from 
one generation to the next, there is a risk that housing wealth inequality between households with or 
without housing assets becomes entrenched.  

Poor housing affordability affects the economic conditions experienced by future generations. Higher 
housing costs negatively affect how and where people work, which lowers productivity and 
innovation, limiting economic growth and household incomes (Daley et al. 2018; NSW PC 2024). 
Along with historical patterns of housing development, it pushes households further away from city 
centres where jobs and services are located (NSW PC 2024). The longer commute times that result 
increase transport emissions and lower the wellbeing of households. Fiscal costs are also increased 
for governments that need to build new services on the peripheries of cities (NSW PC 2023).   
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1.4 More housing is needed from both the 
market and non-market sectors 

The housing market has a persistent, through-the-cycle inability to supply sufficient housing to meet 
underlying demand. In addition, there has been an insufficient level of sustained investment in 
non-market housing to address the housing needs of vulnerable people and low- and 
moderate-income households. Structural constraints and external shocks have amplified the 
challenges in the market and non-market housing sectors to provide sufficient housing. 

Structural factors that limit the supply of market housing include restrictive regulations and tax 
settings, comparatively low productivity growth in the construction industry, and misaligned 
responsibilities across different levels of government. For example, the administration of planning 
and building controls for new housing is unnecessarily complex, causing significant delays and 
limiting housing development in locations with high demand. Furthermore, the land development 
and housing construction industries display limited innovation, and are beset with challenges in the 
supply and cost of labour (see Chapter 2 Housing system conditions). The Council notes that the 
timely provision of land and infrastructure for housing construction has also been held back by 
inefficient funding arrangements and a lack of coordination across governments.  

External shocks also have an effect on housing supply, with the timing and breadth outside of the 
control of governments, industry and community organisations. Events in the Middle East are 
impacting the housing construction sector. Higher prices for fuel and petrochemicals are having flow 
on impacts and raising freight and transportation costs, as well as some operating costs (for example, 
heavy equipment that uses diesel) and plastic construction material costs (for example, PVC pipes).  

Depending on the length of the conflict in the Middle East, which is highly uncertain at the time of 
this report, higher costs may affect the operations of some construction firms and reduce the 
commercial feasibility of some projects. Construction materials that rely on petrochemicals may also 
become harder to access, which may push out completion times. Finally, household demand for new 
homes and renovations may also decline because of greater global and domestic economic 
uncertainty (see Chapter 4 Housing system outlook). These shocks demonstrate the importance of 
governments, industry and not-for-profits working together towards a better housing system; one 
that has the foundations in place to support the supply of housing across cyclical and uncertain 
economic conditions.  

For many vulnerable Australian households, it is unlikely the market alone can supply housing at 
rents or prices that are affordable. For this reason, increasing the stock of non-market housing is 
essential. However, non-market housing has seen long-term neglect and underfunding, and the 
supply of non-market housing has not kept pace with housing need. While social housing has 
declined as a share of the housing stock in recent decades (see Chapter 2 Housing system conditions), 
programs such as the Housing Australia Future Fund and Social Housing Accelerator are making 
significant investments that will contribute to social housing uplift. 
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1.5 An outcomes framework will help guide 
effective housing policy 

In this section, the Council presents a Housing Outcomes Framework (see Table 1.1) to guide 
governments, industry and not-for profits towards improved housing outcomes for Australians. The 
framework consists of 8 housing outcomes, and reflects the Council’s vision of the housing system as 
one that provides affordable, fit for purpose and secure housing for households of all incomes and in 
all locations. These 8 housing outcomes were first described in the State of the Housing System 2025 
(NHSAC 2025).  

For each housing outcome, the framework identifies several metrics that can be used to measure 
progress at a national level over time. Generally, progress for each metric is assessed by measuring 
the direction of change in the two most recent annual data points (described as either ‘improving’, 
‘worsening’, or remaining ‘stable’). The metrics are designed to be accessible and based on publicly 
available data where available, although some remain imperfect due to limited data availability and 
frequency. The Council welcomes feedback on the metrics, which will be reviewed annually and may 
be revised. This will ensure the framework remains relevant and based on the most up-to-date data.  

The framework will help guide governments towards effective housing policy by identifying which 
outcomes are being achieved, and which outcomes are not. The Council recognises that progress 
toward achieving housing outcomes differs across jurisdictions, as do barriers to achieving these 
outcomes. The Council also recognises that progress toward some housing outcomes may hinder 
progress toward others, at least in the short term (OECD 2024). These trade-offs are an inherent part 
of the housing system. 

The framework does not put forward specific policy recommendations. Rather, it is a tool that can be 
used to monitor a set of housing outcomes and the aggregate effect of policy on the housing system. 
Policy recommendations for housing reform have been made separately (see Box 1.1). These 
reforms, including further policy action, will be integral to achieving outcomes under the framework. 

Progress towards achieving the outcomes in the framework has been mixed. Metrics for the delivery 
of new housing supply show signs of progress. Metrics relating to the physical safety and energy 
efficiency of housing have also improved. In contrast, more work is needed to improve affordability 
outcomes, as metrics show a continued deterioration in home purchase and rental affordability.  

The Council acknowledges that elements of the housing system are already incorporated into various 
outcomes frameworks used by Australian governments. For example, housing indicators are included 
in the Measuring What Matters Statement (2023), the National Agreement on Social Housing and 
Homelessness (2024), the National Agreement on Closing the Gap (2020), and Australia’s Disability 
Strategy 2021–31 (2024). In contrast to these frameworks, the Council’s Housing Outcomes 
Framework is designed to focus on identifying and measuring housing outcomes across the entire 
housing system.   
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1.5.8 The gap is closed between Aboriginal and Torres Strait 
Islander people’s and non-Indigenous people’s 
housing and homelessness outcomes 

The Council recognises that First Nations people experience significant barriers to accessing 
appropriate and affordable housing, leading to poorer housing outcomes than those of 
non-Indigenous Australians (see Chapter 5 First Nations housing). Closing this gap in First Nations 
housing outcomes is an essential policy objective. 

The National Agreement on Closing the Gap is an agreement between all levels of government and 
Aboriginal and Torres Strait Islander representatives to establish a long-term government-community 
partnership model and priority reform agenda for improving First Nations socioeconomic outcomes. 
Housing outcomes form part of this agreement, acknowledging the important role that housing plays 
in improving life outcomes for First Nations Australians (Australian Government 2020). Outcome 9 
states Aboriginal and Torres Strait Islander people will have access to secure, appropriate, affordable 
housing that is aligned with their priorities and needs.  

The Council expands upon the Closing the Gap housing outcome with 4 sub-outcomes alongside 
4 metrics to measure progress towards improving First Nations housing outcomes. 

1. Homelessness is reduced.  
At the 2021 Census, First Nations people were almost 9 times more likely to be experiencing 
homelessness than non-Indigenous people, and First Nations people in remote areas were over 
11 times more likely to be experiencing homelessness than those in capital cities (see Chapter 5 
First Nations housing). Homelessness levels clearly need to fall for First Nations people. The 
Council suggests measuring progress towards this sub-outcome through a decrease in the gap in 
the homelessness rate between First Nations people and non-Indigenous Australians. 

2. Homeownership rates increase.  
First Nations people are not accessing home ownership at the same level as non-Indigenous 
people due to a range of challenges (see Chapter 5 First Nations housing). The Council suggests 
measuring progress towards this sub-outcome through a decrease in the gap in the 
homeownership rate between First Nations and non-Indigenous households.  

3. Homes are appropriately sized.  

Under Outcome 9 of the National Agreement on Closing the Gap, Target 9a aims to increase the 

proportion of Aboriginal and Torres Strait Islander people living in appropriately sized (not 

overcrowded) housing to 88 per cent by 2031 (see Chapter 5 First Nations housing). The Council 

incorporates this target as a sub-outcome and suggests measuring progress towards it through a 

decrease in the gap between First Nations and non-Indigenous households. Progress towards 

Target 9a can also reduce homelessness, as severe overcrowding – defined as a dwelling needing 

four or more extra bedrooms to house its occupants under the Canadian National Occupancy 

Standard – is considered a form of homelessness.   
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2.1 Growth in housing prices and rents was strong  

2.1.1 Housing prices 

National dwelling prices grew strongly in 2025 and early 2026 (see Chart 2.1 and Chart 2.2). Dwelling 
prices rose by 8.8 per cent over 2025, and by a further 2.1 per cent over the first 3 months of 2026. 
This represents a faster pace of housing price growth relative to 2024, when prices rose by 5.2 per cent, 
as well as a faster growth rate than the 15-year pre-pandemic annual average of 4.2 per cent.  

The acceleration in housing prices was broadly based across houses and units1. House prices rose 
by 10.6 per cent, while unit prices increased by 7.3 per cent through the year to March 2026 (see 
Chart 2.1 and Chart 2.2). 

Chart 2.1 Median housing prices, 
by dwelling type 

  

  

 

   

   

   

   

   

   

    

    

   

   

   

   

   

   

    

    

                                    

          

                    

Note: Median value is the middle-estimate value of all 
residential properties derived through the 
hedonic regression methodology that underlies 
the Cotality Hedonic Home Value Index. 

Source: Cotality 2026 

Chart 2.2 Housing price growth, 
by dwelling type 

   

  

 

 

  

  

  

  

  

   

  

 

 

  

  

  

  

  

                                    

                    

                         

Source: Cotality 2026 

1  This report draws on Cotality and ABS housing data. Cotality distinguishes between ‘houses’, which refer to properties 
on a Torrens title (including detached and semi-detached dwellings), and ‘units’, which refer to properties on a strata 
title (including townhouses and apartments). The ABS distinguishes between ‘detached houses’ and ‘higher-density 
dwellings’, where the latter refer to all non-freestanding dwellings (including semi-detached houses and high-rises). 
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Growth in housing prices over 2025 broadly reflected an increase in demand for housing driven by 
a reduction in interest rates. The Reserve Bank of Australia (RBA) lowered the cash rate three times 
in 2025, which was largely passed on by banks, expanding the borrowing and spending capacity of 
households (see section 2.4 Demand for housing remained strong). Other drivers of demand included 
government policies, rising household income, and investor credit growth. Population growth also 
supported demand for housing, despite moderating from its post-pandemic peak (see section 2.4 
Demand for housing remained strong). 

Weak levels of new housing supply relative to demand have also continued to place upward 
pressure on housing prices. The recent uptick in dwelling approvals has not yet translated into 
an increase in dwelling completions. Around 263,000 dwellings were completed in the first 
18 months of the Housing Accord period, resulting in around 232,000 net new dwelling completions. 
This remains below new underlying demand for housing, which is estimated at around 287,000 over 
the same period (see section 2.2.1 New dwelling supply, by dwelling type and Chapter 4 Housing 
system outlook). 

States and territories 

Australia does not have a single national housing market, but many local housing markets with 
differing dynamics. Broadly, a two-speed housing market continued across Australia over the past 
year. Housing price growth in the mid-sized states of Western Australia, Queensland and South 
Australia outpaced the other states and territories, with the exception of the Northern Territory.  

Western Australia (up 23.8 per cent), Queensland (up 17 per cent) and South Australia (up 
11.5 per cent) saw strong housing price growth through the year to March 2026 (see Chart 2.3). 
This trend partly reflects strong population growth combined with low levels of new supply in recent 
years (see section 2.4.1 Population and section 2.2.2 New housing supply, by state and territory). 

Housing price growth was also particularly strong in the Northern Territory, with dwelling prices 
rising by 17.1 per cent through the year to March 2026 (see Chart 2.4). This largely reflects limited 
housing supply and greater investment activity in Darwin (Cotality 2025a). In particular, the Northern 
Territory Government’s increased infrastructure spending is supporting strong population growth 
(see section 2.4.1 Population) (NT Government 2022; Territory Coordinator 2025a).  
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Housing price growth was lower in New South Wales (up 5.7 per cent), Victoria (up 4.1 per cent), 
the Australian Capital Territory (up 6.1 per cent) and Tasmania (up 9.4 per cent) through the year 
to March 2026. Both Victoria and the Australian Capital Territory have reported stronger new 
housing supply relative to population growth, which has placed downward pressure on housing 
prices (see section 2.2.2 New housing supply, by state and territory). Victoria’s slower price growth 
also reflects recent policy reform, such as land tax changes and rental reforms, which have curtailed 
investor demand (Slade 2026). In New South Wales, affordability constraints in Sydney have likely 
prevented housing prices from growing as quickly as in the mid-sized states (Cotality 2025b). 

Chart 2.3 Housing price growth, by state 

  

   

   

  

 

 

  

  

  

  

  

  

   

   

  

 

 

  

  

  

  

  

  

                                    

          

                          

Source: Cotality 2026 

Chart 2.4 Housing price growth, by state 

   

   

  

 

 

  

  

  

  

  

  

   

   

  

 

 

  

  

  

  

  

  

                                    

           

                          

Source: Cotality 2026 

Housing price growth in capital cities has tracked closely with growth in their respective states and 
territories. Across Australia, Sydney remains the most expensive capital city by a wide margin, while 
Darwin remains the least expensive (see Chart 2.5 and Chart 2.6). Rapid housing price growth in 
Perth and Adelaide has resulted in these cities’ median housing prices overtaking that of Canberra 
in 2025.  
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Chart 2.5 Housing prices, by capital city 

   

   

  

 

   

   

   

   

    

    

    

 

   

   

   

   

    

    

    

                                    

          

              

             

Note:  Median value is the middle-estimate value of all 
residential properties derived through the 
hedonic regression methodology that underlies 
the Cotality Hedonic Home Value Index.  

Source: Cotality 2026 

Chart 2.6 Housing prices, by capital city 

 

   

   

   

   

    

    

    

 

   

   

   

   

    

    

    

                                    

          

               

              

Note:  Median value is the middle-estimate value of all 
residential properties derived through the 
hedonic regression methodology that underlies 
the Cotality Hedonic Home Value Index. 

Source: Cotality 2026 

House price growth has generally outpaced unit price growth across the states and territories over 
the past year. This was the case in New South Wales and Victoria (see Chart 2.7 and Chart 2.8). In 
contrast, Queensland saw similar price growth across houses and units. Relatively strong unit price 
growth in Queensland reflects rising demand for higher-density living in south-east Queensland, 
amid relatively low higher-density building approvals (Domain Insight 2025). 

Chart 2.7 House price growth, by selected 
states 

   

   

  

 

 

  

  

  

  

  

  

   

   

  

 

 

  

  

  

  

  

  

                                    

         

                          

Source: Cotality 2026 

Chart 2.8 Unit price growth, by selected 
states 

   

   

  

 

 

  

  

  

  

  

  

   

   

  

 

 

  

  

  

  

  

  

                                    

         

                          

Source: Cotality 2026 
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Regional Australia and price segments 

Dwelling price growth was stronger in regional areas than capital cities over the year to March 2026. 
Regional dwelling prices rose by 11.7 per cent, while capital city dwelling prices rose by 9.3 per cent 
(see Chart 2.9). While regional areas have historically recorded lower dwelling prices than capital 
cities, regional areas have recently experienced strong price growth, supported by heightened 
demand for homes at relatively more affordable price points than in capital cities (Cotality 2026a).  

Across housing market price segments, lower-priced dwellings recorded stronger price growth than 
higher-priced dwellings. The value of lower-priced dwellings increased by 12.8 per cent over the year 
to March 2026 (see Chart 2.10). By contrast, the value of higher-priced dwellings rose by 6.6 per cent. 

Chart 2.9 Dwelling price growth, by region 

   

  

   

   

  

 

 

  

  

  

  

  

  

   

   

  

 

 

  

  

  

  

  

  

                                    

                    

                          

Source: Cotality 2026 

Chart 2.10 Dwelling price growth, 
by price segment 

   

   

  

 

 

  

  

  

  

  

  

   

   

  

 

 

  

  

  

  

  

  

                                    

          

                          

Note: ‘Low’, ‘Mid’ and ‘High’ refer to the 25th, 50th, 
and 75th percentile hedonic values, respectively. 

Source: Cotality 2026 
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Consumer Price Index (CPI) rents grew by 3.8 per cent over the year to February 2026, which was a 
slower rate of growth than in 2025 (see Chart 2.13). CPI rents measures actual rental costs paid by 
both new and existing tenants and incorporates housing support payments received. CPI rent growth 
has moderated below its recent peak growth period between June 2023 and June 2024 where 
increases were around 7 per cent each quarter.  

Chart 2.13 Annual growth in advertised 
and CPI rents  

  
  

 

 

 

 

 

  

  

  

  

 

 

 

 

 

  

  

  

                                    

                

                   

                 

                          

Note: The CPI measures out-of-pocket rental costs and 
is therefore be impacted by changes in rental 
subsidies. From October 2025 the ABS uses 
complete monthly CPI as its primary measure of 
inflation instead of the quarterly frequency.  

Source: ABS Consumer Price Index 2026; Cotality 2026 

Chart 2.14 Annual growth in advertised 
rents, by region  

  

 

 

 

 

 

  

  

  

  

 

 

 

 

 

  

  

  

                                    

         

              

       

                          

Source: Cotality 2026 

Rental conditions have varied across Australia over the past year. Advertised rents rose slightly more 
rapidly in regional areas (up 6 per cent) compared to capital cities (up 5.6 per cent) over the year 
to March 2026, although capital cities have gained momentum in recent months (see Chart 2.14).  

Rental pressures also varied across capital cities over the past year, broadly mirroring price patterns 
in the established housing market. CPI rents increased in all capital cities over the year to 
February 2026. The largest growth in CPI rents occurred in Perth, Brisbane and Adelaide, which were 
the cities that also saw the largest growth in housing prices. In contrast, CPI rent growth was lowest 
in Hobart and Canberra (see Chart 2.15). In level terms, advertised rents were most expensive in 
Sydney and least expensive in Hobart in March 2026 (Chart 2.16). 
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Higher-density dwelling completions remained low in 2025, with only 62,000 higher-density 
dwellings completed. This was 41.4 per cent below the peak of 106,000 completions in the year 
to September 2017 (see Chart 2.17). In contrast, higher-density dwelling approvals strengthened 
through 2025 and into early 2026. A total of 81,000 higher-density dwellings received building 
approval in the year to February 2026, representing an annual increase of 18.9 per cent and broadly 
in line with the 15-year annual average. Indeed, the recent uplift in aggregate dwelling approvals has 
been largely driven by higher-density dwellings, signalling a growing pipeline of higher-density 
construction.  

Detached dwelling completions and building approvals remained broadly consistent with historical 
levels. Around 110,000 detached dwellings were completed in the year to December 2025, while 
approximately 115,000 detached dwellings received building approval in the year to February 2026. 
Although detached dwelling building approvals remained below their pandemic-era peak 
in September 2021, they were broadly in line with long-run average levels (see Chart 2.18).  

Although dwelling renovations do not directly add to housing supply, they account for around 
40 per cent of residential construction activity (ABS 2026a). In the environment of strong dwelling 
price growth, some owners are choosing to renovate their existing homes rather than upgrade to 
another dwelling (Malo 2026). Housing Industry Australia (HIA) forecasts this trend will continue, 
which will likely continue contributing to existing labour pressures in the construction of new 
dwellings (Malo 2026).  

Chart 2.17 Dwelling completions, by type 

   

  

 

  

   

   

   

   

 

  

   

   

   

   

                                    

        

               

                        

     

Note: Annual rolling sum of dwelling completions in 
the private and public sectors. 

Source: ABS Building Activity 2026 

Chart 2.18 Dwelling approvals, by type 

 

  

   

   

   

   

 

  

   

   

   

   

                                    

        

               

                        

     

Note: The annual rolling sum of dwelling approvals in 
the private and public sectors. 

Source: ABS Building Approvals 2026 
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2.2.2 New housing supply, by state and territory 

Growth of new housing supply varied across the states and territories in 2025, reflecting different 
economic and demographic conditions across the country (see Chart 2.19 and Chart 2.20). Growth 
was strongest in South Australia, which saw a 13.2 per cent increase in annual dwelling completions 
in 2025, driven by higher-density housing. Over 2025, growth in dwelling completions was also strong 
in the Northern Territory, up 8.8 per cent, while completions were weaker in Tasmania (down 
18.4 per cent), the Australian Capital Territory (down 18 per cent) and Victoria (down 10.6 per cent).  

Chart 2.19 Dwelling completions, by state 

   
 

  

  

  

  

  

  

  

  

 

  

  

  

  

  

  

  

  

                                    

        

           

Note: Annual rolling sum of dwelling completions in 
the private and public sectors. 

Source: ABS Building Activity 2026 

Chart 2.20 Dwelling completions, by state 

 

 

 

 

 

  

  

  

  

 

 

 

 

 

  

  

  

  

                                    

        

          

Note: Annual rolling sum of dwelling completions in 
the private and public sectors. 

Source: ABS Building Activity 2026 

Improvement in building approvals was broad based across states and territories. Almost all 
jurisdictions recorded growth in annual building approvals for dwellings well above their 15-year 
growth averages over the year to February 2026 (see Chart 2.21 and Chart 2.22). The strongest 
percentage growth in approvals was in the Australian Capital Territory, up 113.7 per cent to 
4,786 dwellings approved in the year to February 2026 as approvals returned to their long-run 
average after a recent building downturn. 

Mid-sized states also saw significant building approvals growth in percentage terms. Queensland saw 
growth of 16.8 per cent, South Australia grew by 12.3 per cent and Western Australia saw 
10.4 per cent growth. New South Wales also saw strong growth of 10.8 per cent, while Victoria and 
Tasmania recorded falls in dwelling approvals over the year to February 2026. Approvals in the 
Northern Territory were up 18.8 per cent over the year to February 2026. 
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Chart 2.21 Dwelling approvals, by state 

   

 

 

  

  

  

  

  

  

  

  

  

 

  

  

  

  

  

  

  

  

  

                                    

        

           

Note: Annual rolling sum of dwelling approvals in the 
private and public sectors. 

Source: ABS Building Approvals 2026 

Chart 2.22 Dwelling approvals, by state 

 

 

 

 

 

  

  

  

  

  

 

 

 

 

 

  

  

  

  

  

                                    

        

          

Note: Annual rolling sum of dwelling approvals in the 
private and public sectors. Original data used for 
NT and ACT. 

Source: ABS Building Approvals 2026 

2.3 Construction cost growth in 2025 was below 
recent peak growth rates 

2.3.1 Construction costs 

Dwelling construction costs continued to rise over 2025. While growth in construction costs eased 
substantially in the first half of the year, dwelling construction cost growth picked up towards the 
end of 2025 (see Chart 2.23 and Chart 2.24). Material cost growth has moderated since the 
pandemic, but labour cost growth remains high amid continued constraints in labour supply. 

In per square metre terms 2, growth in construction costs moderated in 2024–25. In 2024–25, 
detached house construction costs per square metre rose 6.7 per cent (down from 11.0 per cent in 
2023–24), while townhouse and apartment costs increased 9.8 per cent and 10.2 per cent 
respectively (down from 12.9 per cent and 18 per cent in 2023–24, respectively). Average floor space 
of new apartments and townhouses rose over 2024–25, while it was broadly unchanged for houses.   

2  Construction costs per square metre have been calculated using ABS data on the average cost of new dwellings and the 
average floor area of new dwellings. The cost of a building is defined as the total value of the dwelling at its completion 
and includes direct costs of materials, labour, engineering and fittings (ABS 2020). It does not include costs associated 
with land purchase and landscaping (for further information on land costs see section 2.3.5, Land Supply). The floor area 
of a building is defined as the quantity of useable space within the dwelling at its completion (ABS 2020).  
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In per square metre terms, apartments have consistently cost more to build than townhouses and 
detached houses (see Chart 2.25). In 2024–25, average costs per square metre were $4,500 for new 
apartments, $2,500 for new townhouses and $2,000 for detached houses. Cost differences reflect 
the greater construction complexity and higher skill requirements needed to build apartments 
(AHURI 2025).  

Chart 2.23 Construction costs, 
by dwelling type 

  

 

  

   

   

   

   

   

   

   

   

  

   

   

   

   

   

   

   

   

                                    

               

                        

                                    

Note: Output of the construction industry indexes, 
which incorporates material costs, labour costs 
and margins. 

Source: ABS Producer Price Indexes, Output to the 
construction industry 2026 

Chart 2.24 Construction cost growth, 
by dwelling type 

  

 

 

  

  

  

  

  

 

 

  

  

  

  

                                    

               

                        

                                                    

Note: Output of the construction industry indexes 
used for construction industry, which 
incorporates material costs, labour costs and 
margins. 

Source: ABS Producer Price Indexes, Output to the 
construction industry 2026 

Chart 2.25 Construction costs per square metre, by type 

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

                                          

          

      

          

          

Source: ABS Building Activity 2026 
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2.3.2 Materials 

Materials are a key component in the construction of dwellings. House construction material costs 
increased by 1.8 per cent over 2025, a growth rate slightly below its pre-pandemic 10-year average 
of 2.1 per cent (see Chart 2.30). Although growth has stabilised since the pandemic, the cost base is 
higher because of the pandemic-induced surge (Cotality 2025c).  

Growth in material prices varied by component (see Chart 2.31). Concrete, cement and sand prices 
rose 1.6 per cent over the year to December 2025, driven by demand from sustained infrastructure 
activity (ABS 2026b; McSweeney and Bui 2026). Steel product prices fell 4.6 per cent due to weak 
demand from China and ample supply (McSweeney and Bui 2026). Price growth for electrical 
equipment softened to 0.8 per cent, while prices for structural timber, installed gas and electrical 
appliances grew steadily at 2.3 per cent over the year (ABS 2026b). 

Chart 2.30 Material cost growth for house 
construction  

  

  

 

 

 

 

 

  

  

  

  

  

 

 

 

 

 

  

  

  

  

  

                                    

                          

Note: The weighted average growth over the 6 state 
capital cities. 

Source: ABS Producer Price Indexes, Input to the 
construction industry 2026 

Chart 2.31 Material cost growth for house 
construction, by selected components 

   

   

 

  

  

  

  

  

   

   

 

  

  

  

  

  

                                    

                 

              

                    

                
        
                 

                     

                          

Note: The subset inputs to the house construction 
price index. 

Source: ABS Producer Price Indexes, Input to the 
construction industry 2026 
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2.3.3 Labour  

Like materials, labour is a critical component of the dwelling construction process. In 2025, the 
residential construction industry continued to report labour shortages as strong construction activity 
increased the need for skilled workers (HIA 2026a).  

The construction industry’s gender imbalance may be contributing to skill shortages, with analysis by 
Jobs and Skills Australia showing that occupations with a gender-skewed workforce are more likely to 
be in shortage (JSA 2025a). Construction remains the most male-dominated industry in Australia, 
with females comprising only 13.3 per cent of the workforce (ABS 2026c). Among those in the 
construction services sub-industry – which includes specialised trades such as electricians, plumbers 
and concreters – just 11.6 per cent of workers are women (ABS 2026c).  

The HIA Trades Availability Index, which measures the industry’s perception of the availability of 
skilled trades, remained negative and below its long-run average in 2025 (see Chart 2.32). Labour 
shortages continued to be the most severe for trades such as bricklayers, tilers, roofers and 
carpenters in 2025 (HIA 2026a).  

Chart 2.32 HIA Trades Availability Index 

  

    

    

    

    

    

   

   

    

    

    

    

    

   

   

                              

          

Note: The Trades Availability Index measures the 
industry’s perception of the availability of skilled 
trades. 

Source: HIA 2025 

Chart 2.33 Wage growth  

 

 

 

 

 

 

 

 

 

 

 

 

                                    

            

              

                          

Note: Rolling annual growth rate; total hourly rates of 
pay excluding bonuses, private and public 
sectors. 

Source: ABS Wage Price Index 2026 

In 2025, construction industry recruitment difficulty worsened, and was more difficult than for the 
broader economy. Moreover, a greater share of construction employers hiring in capital cities 
reported recruitment difficulty compared to employers hiring in regional areas in 2024–25 (see 
Chart 2.34). This was the reverse of the previous financial year (JSA 2024), largely driven by an 
improvement in construction recruitment conditions in regional areas. Population growth in some 
regions, including coastal areas, may have helped address economy-wide labour supply shortages, 
supported by rising participation among workers aged 25–54 years (JSA 2025b).   
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Construction wage growth remained elevated relative to historical averages in 2025, rising by 
3.5 per cent over the year to December 2025 (see Chart 2.33). Growth was in line with the broader 
economy and remained above the 15-year annual average of 2.7 per cent, consistent with ongoing 
labour market tightness across both the industry and the overall economy. 

Chart 2.34 Recruitment difficulty, 
by region type, 2024–25 

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

  

                                                  

                                   

                

Note: The chart shows proportion of recruiting 
employers who report difficulty with recruiting 
in 2024-25, by region type and industry. 

Source: Jobs and Skills Australia 2025 

Chart 2.35 Value of work yet to be 
completed, by construction type 

 

  

  

  

  

   

   

   

 

  

  

  

  

   

   

   

                                    

                

           

               

           

Note: Residential and non-residential are value of 
work yet to be done by total sectors. 
Engineering is value of work yet to be done by 
the private sector. 

Source: ABS Building Activity 2026; ABS Engineering 
Construction Activity 2026 

Competition with other construction sectors 

Skills in the construction industry are transferable between certain segments, such as the residential 
and non-residential building construction segments (HIA 2024). This enables some skilled 
construction workers to move between jobs in response to demand, given training and experience. 
For example, electricians, which are part of the construction services subdivision, are in demand 
across all segments (residential, non-residential and heavy and civil engineering) of the construction 
industry (HIA 2024). Industry stakeholders have indicated construction workers and subcontractors 
often prefer working on non-residential building and infrastructure projects, where remuneration is 
higher than in residential construction. 

The pipeline of construction work remained elevated in 2025 across all construction segments 
(see Chart 2.35). The pipeline of residential and non-residential work both increased by around 
20 per cent over the past year. These conditions suggest that competition for skilled labour will 
continue to pose a challenge for residential construction activity.   
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Training and skills 

Low apprenticeship and traineeship levels have contributed to the shortage of construction workers, 
and also reduce the future availability of skilled labour (NCVER 2025). BuildSkills Australia’s Housing 
Workforce Capacity Study report found that to achieve the ambitious targets set by the Housing 
Accord, a substantial workforce expansion is required, with almost 140,000 extra workers needed to 
support the Housing Accord’s objectives (BuildSkills Australia 2025). 

Apprenticeship and traineeship commencements in building construction declined by 13.7 per cent 
over 2024–25 (see Chart 2.36). However, recent data for the September 2025 quarter shows an 
uptick in construction trade apprenticeship commencements, following the introduction of $10,000 
incentive payments under the Australian Government’s Key Apprenticeship Program on 1 July 2025 
(NCVER 2026). In contrast, apprenticeship completions increased in 2024–25, likely as some of those 
who commenced an apprenticeship around the pandemic, possibly supported by the Boosting 
Apprenticeship Commencements and Completing Apprenticeships Commencements programs, 
completed their training (see Chart 2.36). 

Employers in the construction industry are continuing to respond to labour shortages by hiring more 
skilled workers from abroad. The number of temporary skilled work visas for the construction 
industry remains elevated (see Chart 2.37). However, industry reports the hiring process is costly, 
slow and complicated. As these workers represent only a small proportion of the broader 
construction workforce, longer term solutions are needed to support the skills pipeline in the 
industry (see Chapter 1 Towards better housing outcomes for all Australians).  

Chart 2.36 Building construction 
apprenticeships and traineeships  

  
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                          

        

                         

         

         

Source: National Centre for Vocational Education 
Research 2025 

Chart 2.37 Temporary skilled visa holders 
in construction 

 

 

 

 

 

  

  

 

 

 

 

 

  

  

                                    

        

            

                   
       

Note: Construction trades workers include 
bricklayers, stonemasons, carpenters, roof 
tilers, wall and floor tilers, floor finishers, 
glaziers, painting trades workers, plasterers 
and joiners. 

Source: Department of Home Affairs 2026 
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2.3.4 Productivity  

The Productivity Commission’s 2025 report on construction productivity makes clear that 
productivity in the housing sector is a multifaceted challenge. The report highlights how regulation, 
fragmented industry structure, lack of innovation, and slow approval processes interact to drag down 
productivity, with labour-related issues such as workforce attraction, retention, mobility, and skill 
mismatches further compounding the problem. The combination of these drivers has led to low 
productivity in the construction sector becoming a structural feature of the industry for the last 
30 years. The Queensland Productivity Commission (2025) identifies labour market operation, 
procurement policies, and building and land use regulation as crucial aspects to address in improving 
productivity.  

The number of dwellings completed per hour worked has declined by 53 per cent over the last 30 
years and highlights the scale of the productivity challenge that the sector faces (see Chart 2.38). 
When controlling for quality improvements and increases in housing sizes, dwelling construction 
labour productivity, measured as the gross value added for an hour of work, has declined compared 
to the broader economy over the last 30 years. By this measure, labour productivity fell by around 
12 per cent for the dwelling construction industry but rose by 49 per cent for the whole economy. In 
annual terms, in 2024–25 the residential, non-residential and civil engineering construction industry 
labour productivity growth declined by 2.9 per cent, and multifactor productivity declined by 
2.8 per cent, reflecting the strong growth in hours worked required to deliver large-scale 
infrastructure projects (ABS 2026d). 

The industry’s productivity losses are impacted by persistent labour shortages, given the sector’s 
reliance on labour to expand output (JSA 2025b). They are also closely intertwined with broader 
systemic issues such as regulatory burden and constrained innovation. For example, the construction 
industry has consistently been one of the least innovative industries in the economy (PC 2025). The 
industry is also highly fragmented and is incentivised to be so (CEDA 2025). Lifting construction 
productivity will therefore require coordinated action across multiple fronts (see Chapter 1 Towards 
better housing outcomes for all Australians). 

Average construction times are another potential indicator of construction productivity. In 2025, 
average construction times for houses and townhouses slightly shortened (see Chart 2.39). This is 
attributed to easing supply chain pressures and a soft easing of labour shortages in that time (MBA 
2025). For higher-density housing, continued labour shortages from mid-2025 are pressuring 
completion times (ABS 2026b). More broadly, drawn-out construction timelines can be related to 
underlying inefficiencies in construction delivery and can tie up labour and capital for longer, 
reducing industry productivity (output per unit of input). These inefficiencies have contributed to 
weak productivity performance in the industry (CEDA 2025). Longer build times increase financing 
and labour costs, raise overall project risk, and reduce developers’ certainty about market conditions 
and their final financial position when projects conclude.  
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Chart 2.38 Total hours worked to complete 
a dwelling 

  

 

  

  

  

  

   

   

   

   

   

 

  

  

  

  

   

   

   

   

   

                                   

                                           

                                         

                                 

                                      

Note: Labour productivity is measured as GVA per 
hour worked; physical productivity is measured 
as dwellings completed per hour worked. 
Physical productivity does not account for 
changes in dwelling size and quality. 

Source: Productivity Commission estimates using ABS 
National Accounts and ABS Labour Account 
data. See Productivity Commission for 
methodology 

Chart 2.39 Average construction time  

 

 

  

  

  

  

  

  

 

 

  

  

  

  

  

  

                                          

      

          

          

            

 Note: The time from building approval to completion. 

Source: ABS Building Activity 2025 

2.3.5 Land supply 

Land supply is regarded as a binding constraint on new home building (HIA 2026b). In 2025, the 
volume of greenfield land sales remained below the 10-year pre-pandemic average and continued to 
sit around its lowest levels (see Chart 2.40). Residential land sales data reflects greenfield lot sales 
zoned ‘residential’, irrespective of whether the purchaser is a household or developer. However, it 
does not include brownfield sites, given the difficulty in measuring their prices consistently, or land 
purchases for the purpose of infill development. 

The median price of residential land in Australia reached a record high of $391,420 in 
the September quarter 2025 to be 10.3 per cent higher than the year prior (HIA-Cotality 2026). 
The shortage of land sales has contributed to higher prices.  

Land price growth was stronger in capital cities compared to regional areas. In the capital cities, the 
median price of residential land per square metre was $1,161 in the September quarter 2025, 
8.1 per cent higher than the previous year (see Chart 2.41). By contrast, the median price of 
residential land per square metre in regional areas have been relatively flat in recent years, although 
regional prices remain around record highs (HIA-Cotality 2026).  

For infill development, land acquisition costs have been among the fastest‑growing cost component 
in recent years (The CIE 2024). Small and medium‑sized developers identify land costs as the primary 
constraint on infill development (CrowdProperty 2025). 
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Research commissioned in 2025 by the Property Council of Australia concluded that it is more difficult 
to attract institutional investment in some states due to additional taxes imposed by those states on 
global institutional investors (Mandala 2025).  

Feasibility can impact construction at any stage of the project: fewer approvals, delayed or cancelled 
commencements, and slower completions. This can contribute to ongoing weakness in completions 
despite recent uplift in approvals and commencements.  

Chart 2.42 Business borrowing rates, 
by category  

  

 

 

 

 

 

 

  

  

 

 

 

 

 

  

  

                                    

                

                            

Note: The series break at September 2019 is due to 
changes in business size definitions. Interest 
rates prior to the series break are a weighted 
average rate on credit outstanding for large 
loans and fixed for 3 years for small loans, while 
interest rates post the series break are total 
outstanding variable loans. 

Source: RBA Business Lending Rates 2026 

Chart 2.43 Firm insolvencies, by industry 
group 

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

                                    

                

                  

                  

         

                      

            

Note: Rolling annual figures used. 

Source: ASIC Insolvency statistics 2026 

2.3.7 Insolvencies 

Insolvencies in the construction industry remain significantly elevated relative to both the overall 
economy and historical averages, but have moderated since the peak in mid-2025 (see Chart 2.43). In the 
12 months to March 2026 there were 3,325 insolvencies in the construction industry, a decrease of 
4.8 per cent compared to the 12 months to March 2025. 

Still-high levels of insolvencies are attributable to thin operating margins in the construction industry 
(RBA 2025b). Most insolvencies in the construction industry were in New South Wales (44.4 per cent), 
followed by Victoria (28.7 per cent) and Queensland (16.0 per cent). High construction industry 
insolvencies place additional pressure on remaining firms to deliver housing and to complete unfinished 
projects left behind.   
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The moderation in population growth reflected an easing in net overseas migration. Annual net 
overseas migration was 311,000 over the year to September 2025, down from its peak of 556,000 
over the year to September 2023 but still higher than its long-run pre-pandemic average (see 
Chart 2.44). Lower net overseas migration has been driven by fewer temporary migrant arrivals 
(Centre for Population 2026a). 

Capital cities continued to record faster population growth than regional areas in 2024–25 (see 
Chart 2.45). While population growth remained high in capital cities, growth eased from its 
post-pandemic peak in 2022–23, to be slightly below growth observed prior to the pandemic. 
Population growth also eased slightly in the regional areas, although it has remained relatively steady 
compared to capital cities. Regional areas are less affected by overseas migration, as migrants tend 
to initially reside in capital cities (Centre for Population 2026a). However, net internal migration from 
capital cities continues to support population growth in regional areas (see Chart 2.46). Capital cities 
accounted for 68 per cent of Australia’s population in 2024–25 and are projected to grow nearly 
twice as fast as regional areas over the next decade (Centre for Population 2026a).  

Population growth varied across states and territories over the year to September 2025 (see Chart 2.47). 
Population growth moderated in the three largest states, which recorded growth around their 15-year 
averages. Western Australia’s population growth exceeded its 15-year average, driven by strong 
overseas migration, and the state is expected to remain the fastest growing into the future (Centre for 
Population 2026b). Interstate migration saw many people move to Queensland and Western 
Australia, while New South Wales recorded the highest net interstate migration outflows (ABS 2026e). 
For smaller jurisdictions, population growth in the Northern Territory was above its 15-year average, 
driven by its significant infrastructure investment and strong economic growth (Territory Coordinator 
2025b). Tasmania and the Australian Capital Territory both recorded below-average population 
growth, due to reduced net interstate and overseas migration (Centre for Population 2026b). 

Chart 2.45 Population growth, by capital 
cities and regions 

   

  

    

   

   

   

   

   

   

   

   

    

   

   

   

   

   

   

   

   

                                          

                

              

      

Note: Annual population growth as at June 30 
each year.  

Source: ABS Regional population 2026 

Chart 2.46 Net internal migration from 
capitals to regions, quarterly change 

 

 

 

 

 

  

  

  

 

 

 

 

 

  

  

  

                                    

        

Note: ABS Regional internal migration estimates were 
not published between Q2 and Q4 in 2021. 

Source: ABS National, state and territory population 2026 
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Chart 2.49 Growth in real household 
disposable income per capita 

  
  

  

  

  

 

 

 

 

 

  

  

  

  

 

 

 

 

 

                                    

                          

Note: Real total household disposable gross income. 

Source: ABS National Accounts 2025; ABS National, state 
and territory population 2026; Treasury 2025 

Chart 2.50 Unemployment rate 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                    

                

Source: ABS Labour Force 2026 

2.4.4 Household credit conditions 

Over 2025, household credit conditions improved and supported an expansion in borrowing capacity. 
The RBA lowered the cash rate 3 times during the year, resulting in a reduction of 75 basis points 
from 4.35 per cent to 3.60 per cent between February 2025 and August 2025 (see Chart 2.51). Lower 
interest rates increase effective demand for housing by increasing the borrowing capacity of 
households and decreasing the relative attractiveness of saving. Household income growth has also 
contributed to greater borrowing capacity.  

With improved borrowing capacity in 2025, new lending for housing increased over the past year, 
but growth was not as strong as in 2024 (see Chart 2.52). The annual number of new loan 
commitments for housing grew by 6.5 per cent over 2025, slowing from 12 per cent in 2024. The 
slower growth in new lending compared to 2024 may reflect reduced demand for housing due to 
slowing population growth and affordability constraints due to rising dwelling prices (see Chapter 3 
Housing affordability). 

Growth in investor loans remains strong, rising 11.7 per cent over 2025, albeit slowing from the 
sharp 22.2 per cent increase recorded over 2024. Despite the slower growth, investors were still 
attracted to the market, likely due to perceived opportunities for capital gains (Cotality 2026b). While 
rental yields remained flat over 2023, 2024 and 2025 (Cotality 2025b), the rental market remains 
historically tight and rent growth still exceeds historical average levels (see section 2.1.2 Rents and 
vacancy rates).  
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For owner-occupiers, new loan commitments excluding first home buyers rose 4.4 per cent over 
2025. For first home buyers, loan commitments rose 2.2 per cent over the year. Despite rising 
dwelling prices, particularly on the more affordable side of the market, first home buyer activity has 
remained steady, supported by first home buyer support from governments (see Chapter 3 Housing 
affordability).  

More recently, the RBA raised the cash rate by 50 basis points to 4.10 per cent 
between February 2026 and March 2026. The impact of these decisions is likely to not yet be 
reflected in many of the key indicators for housing conditions in this chapter. 

Likewise, recent changes in macroprudential settings by Australian Prudential Regulation Authority 
(APRA) are yet to be meaningfully reflected in housing conditions. APRA recently implemented limits 
on high debt to income housing lending to mitigate the build-up of housing related financial risks. 
From 1 February 2026, no more than 20 per cent of new mortgage lending by authorised 
deposit-taking institutions is permitted at debt-to-income ratios of 6 or more, with the cap applied 
separately to owner occupiers and investors (APRA 2025). The measure represents a pre-emptive 
macroprudential response to rising housing prices, stronger credit growth and an increase in higher 
risk investor lending amid lower interest rates. It is intended to strengthen household and banking 
system resilience rather than constrain overall credit availability, and existing borrowers are 
unaffected unless they choose to refinance. 

Chart 2.51 Interest rates on new 
home loans 

   

  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                              

                

              

        

         

Note: The weighted averages of interest rates 
reported by lenders for new loans funded in the 
month. 

Source: RBA Housing Lending Rates 2026 

Chart 2.52 New loan commitments  

 

   

   

   

   

   

   

   

 

   

   

   

   

   

   

   

                                    

        

     
                  
                       

        

Note: The rolling annual number of new loan 
commitments. Loan commitments to investors 
and owner-occupiers consist of total housing 
excluding refinancing. ‘FHB’ stands for first 
home buyer. 

Source: ABS Lending Indicators 2026 
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2.5 Conditions in non-market housing and 
homelessness services remain challenging   

Non-market housing – which includes social housing, affordable housing, crisis and transitional 
housing, and co-operative housing (see Box 2.1) – is a vital component of the housing system. 
Non-market housing accommodates people who cannot afford to purchase or rent a home at market 
prices, alleviates tenure insecurity for vulnerable cohorts, and reduces the incidence of homelessness 
and poverty.  

Non-market housing is more than a residual safety net for the least advantaged in society, as it also 
generates economic and social benefits for the broader population (Kraatz et al. 2022). Non-market 
housing provides stable homes that support individual health, education and employment outcomes 
and helps enable these individuals to contribute productively to society (Infrastructure Australia 
2019). Similarly, specialist homelessness services, which include accommodation and support 
services (such as case management, food provision, and medical treatment) are an essential support 
system for those experiencing, or who are at risk of, experiencing homelessness.  

Over the past year, conditions for non-market housing and homelessness services have remained 
challenging. While need for social housing remains elevated, the stock of social housing has 
stagnated (see Chart 2.53). As a result, need for specialist homelessness services has also continued 
to outstrip the capacity of the sector to provide those services. This has coincided with an increase in 
public housing waiting lists and the rate of persistent homelessness among people accessing 
specialist homelessness services.  

The Council notes that monitoring the stock and conditions of affordable housing within the 
non-market sector is significantly challenged due to the absence of one unified national definition, 
which was discussed in the State of the Housing System 2025 Report (NHSAC 2025). The Council 
believes that more needs to be done to track the stock of affordable housing nationally. 

However, there are some positive signs that non-market housing and homelessness conditions will 
improve. In particular, significant investment in social and affordable housing will support an 
expansion in the stock of non-market housing over the next few years, with governments targeting 
the delivery of 55,000 new social and affordable homes by mid-2029. In particular, the Housing 
Australia Future Fund (HAFF) aims to support 40,000 social and affordable housing dwellings. 
In July 2025, Housing Australia confirmed Rounds 1 and 2 of the HAFF have committed funding to 
nearly 9,300 social housing dwellings and nearly 9,400 affordable housing dwellings. Round 3 of the 
HAFF will provide funding for the remaining 21,350 social and affordable dwellings, and will target 
regional areas and dwellings owned by First Nations housing providers (Housing Australia 2026). The 
$2 billion Social Housing Accelerator Payment (SHAP) will also deliver around 4,000 new, refurbished 
and acquired social homes. These programs have contributed to a 35 per cent increase in annual 
public housing commencements over the year to December 2025 (see Chart 2.55). 

While most social housing tenants still live in dwellings that meet minimum acceptable standards 
(73.2 per cent for public housing, 59.7 per cent for state owned and managed Indigenous housing, 
and 83.0 per cent for community housing in 2025), the share of dwellings that meet these standards 
has declined since 2016, highlighting a growing maintenance and quality gap (PC 2026a). Ageing 
stock, maintenance backlogs and past under-investment in capital works has led to a growing share 
of social housing tenants living with some facilities-related or structural problems (PC 2026a; 
Infrastructure Australia 2019). 
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The deterioration in housing affordability over time has coincided with an increase in wealth 
inequality (Coates et al. 2025c). Rising housing prices increase the wealth of households that own 
housing assets relative to the wealth of households that do not own housing assets. Rising housing 
prices have also made accessing homeownership more challenging for people who cannot rely on 
inheritances or intra-family financial support (Whelan et al. 2023). As a result, there are growing 
concerns housing inequality may become entrenched, as housing assets become more concentrated 
among existing homeowners and further out of reach for renters.  

3.2 Rental affordability deteriorated to 
record -low levels 

Rental affordability – measured as the share of household income needed to rent a new lease –
deteriorated in 20253. The rent-to-income ratio rose to 33.1 per cent in the December quarter 2025, 
significantly higher than the 10-year average of 29.1 per cent. The deterioration in rental affordability 
was primarily driven by rising rents (see Chapter 2 Housing system conditions).  

Regions remain less affordable to rent in than capital cities. The rent-to-income ratio for a new lease 
rose to 35.4 per cent in regional areas and to 31.4 per cent in capital cities over the year to 
the December quarter 2025. Across the states and territories, rents on new leases were least 
affordable in regional New South Wales and regional Queensland (see Chart 3.3 and Chart 3.4). In 
contrast, rents on new leases were most affordable in Canberra, Darwin and Melbourne.  

Rental affordability also remains especially poor for households on lower incomes. For lower-income 
households (defined here as those at the 30th percentile of income), only 2 per cent of advertised 
rentals would have been affordable in 2025 (Moore 2026). The least expensive rental properties also 
recorded the largest relative rental between 2018-19 and 2025-26, which has placed further pressure 
on lower-income rental households (Moore 2026). 

 

3  This chapter uses advertised rents rather than Consumer Price Index (CPI) rents as the basis of rental affordability (see 
Chapter 2 Housing system conditions for a comparison of different measures of rents in Australia). As such, it reflects 
the affordability of renting an advertised rental property, rather than a currently rented property. 
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3.2.1 Rental stress has increased alongside the 
deterioration in rental affordability 

As rental affordability has continued to deteriorate, the share of households in rental stress – defined 
as households in the lowest 2 income quintiles spending more than 30 per cent of income on rent – 
has increased. Analysis of data from the Household, Income and Labour Dynamics in Australia 
(HILDA) survey shows the share of renter households in rental stress has risen sharply, increasing 
from 24.9 per cent in 2014 to a series-high of 29.5 per cent in 2024 (see Chart 3.7). 

Chart 3.7 Share of renters in rental stress 
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Note:  The proportion of renter households in the two lowest equivalised disposable household income quintiles that 
are spending more than 30 per cent of their disposable income on rents. Data is population-weighted. 

Source: HILDA Survey, Restricted Release 24; NHSAC 2026 

3.3 Home purchase affordability deteriorated to 
record-low levels 

Home purchase affordability – measured as the number of years needed to save for a 20 per cent 
deposit – has also deteriorated in line with increases in housing prices in 2025. It took 11.2 years for 
the median-income household to save for a 20 per cent deposit in the December quarter 2025, 
significantly above the 10-year average time period of 9.6 years (see Chart 3.2).  

Across the states and territories, the time needed to save for a 20 per cent deposit was longest in 
Sydney and Adelaide, and shortest in Darwin and regional Northern Territory (see Chart 3.8 and 
Chart 3.9). The largest increases in the deposit hurdle over 2025 were generally reported in the 
capital cities and regional areas of South Australia, Queensland and Western Australia. This reflects 
the relatively strong rise in housing prices in these states (see Chapter 2 Housing system conditions). 
In contrast, smaller increases in the deposit hurdle were reported across Victoria, Tasmania and the 
Australian Capital Territory.  
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Although the share of median household income needed to service a new mortgage remains 
elevated, the share of existing mortgagors in severe financial stress continues to be low. Robust 
labour market conditions and a reduction in scheduled mortgage payments in 2025 improved the 
ability of mortgagors to service debts (RBA 2026a). As a result, mortgage arrears remain at very low 
levels, with the share of non-performing owner-occupier and investor loans remaining around 
1.1 per cent and 0.8 per cent respectively in December 2025 (APRA 2026) (see Chart 3.15). Strong 
housing price growth has also strengthened the equity position of mortgagors, with fewer than 
1 per cent of households in negative equity – a share lower than before the pandemic (RBA 2026a).  

Chart 3.15 Share of loans that are non-performing 

 

   

   

   

   

   

   

   

   

   

   

   

   

   

   

                                                                        

                

                      

Note:  Non-performing loans as a share of total authorised deposit-taking institution (ADI) credit outstanding, for owner 
occupiers and investors. A non-performing loan is defined as being at least 90 days past due, or if the lender does 
not expect the borrower to be able to repay the loan in full. 

Source:  APRA Quarterly authorised deposit-taking institution statistics 2026. 

Although severe financial stress among mortgagors remains low, recent increases in interest rates 
are expected to raise financial pressures on many mortgagors in 2026. While arrears rates among 
lower-income mortgagors fell in 2025, lower-income borrowers remain more vulnerable to 
unexpected changes in interest rates, compared to other borrowers (RBA 2026a). Generally, 
however, existing household savings buffers should limit the impact on mortgage default rates (RBA 
2026a).  
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4.1 Housing market conditions are highly 
uncertain 

This chapter provides estimates of the housing supply outlook just prior to the conflict in the Middle 
East. It also provides estimates for two scenarios of the potential impact of the Middle East conflict 
on housing supply. These scenarios aim to illustrate the relationship between potential increases in 
construction costs faced by the sector as a result of conflict and its subsequent impact on housing 
supply. The two scenarios are guided by the oil price scenarios discussed by the Treasurer in his 
address to the Australian Business Economists on 19 March 2026 (Chalmers 2026). 

Estimates presented in this chapter for these scenarios have a higher degree of uncertainty than 
forecasts presented in previous State of the Housing System reports. The use of scenarios rather than 
forecasts recognises the significant uncertainty over the length of the conflict in the Middle East at 
the time of writing this report. This means it is unclear whether conditions will take the form of a 
short-term price spike or a longer-term shock. Further detail on the features and limitations of the 
Council’s modelling framework can be found in Box 4.1. 

The Council continues to assess the 1.2 million new well-located homes target as suitable. The target 
is rightfully ambitious, highlighting the magnitude of the community’s challenges; communicating 
government policy intentions; galvanising and focusing effort across governments, industry and the 
community sector; and facilitating transparency, accountability and performance assessment. The 
target has sparked broader discussions within the industry and community about housing supply and 
been the catalyst for focused policy discussions. 

4.2 National housing supply 

4.2.1 Indicators of supply to early 2026  

This section of the chapter provides estimates of the housing supply outlook just prior to the conflict 
in the Middle East, drawing on key data indicators to early 2026 and the broader economic outlook 
at that time.  

Overall, conditions in early 2026 were showing improvement in the outlook for housing supply. In 
particular, the Council estimates that gross new housing supply would be 980,000 dwellings over the 
5-year Housing Accord period, in the absence of global disruptions to commodity prices and supply 
chains (see Chart 4.1). This is 42,000 more homes than forecast in the State of the Housing System 
2025. In these conditions, the 1.2 million target is estimated to be reached by September quarter 
2030, slightly over a year beyond the Accord’s end date of June 2029. 
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Chart 4.1 Gross new housing supply, early 
2026 outlook 

  

 

  

   

   

   

   

   

 

  

   

   

   

   

   

                        

        

                 

                      

             

             

        

Note: The numbers shown are rolling annual totals. 
The implied annual Housing Accord target 
represents the Housing Accord target of 
1.2 million completions distributed evenly over 
the 5-year Housing Accord period.  

Source: ABS Building Activity 2026; NHSAC 2026 

Chart 4.2 Gross new housing supply, by 
dwelling type, early 2026 outlook 

 

  

  

  

  

   

   

   

 

  

  

  

  

   

   

   

                        

        

                

                      

        

             

Note: The numbers shown are rolling annual totals.   

Source: ABS Building Activity 2026; NHSAC 2026 

A number of factors contributed to the change in outlook between the previous report and 
conditions in early 2026. Building approvals and commencements, which are leading indicators of 
new housing supply, have trended upwards since early 2024 (see Chapter 2 Housing system 
conditions). In addition, the implementation of zoning reforms in two states is expected to further 
support supply. Finally, broader price trends throughout 2025 increased feasibility in the context of 
conditions in early 2026. Over time, this was estimated to contribute to an increase in housing 
supply. Estimates in these conditions were for supply growth to be stronger for higher-density housing 
(see Chart 4.2).  
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4.2.2 Housing supply under alternative conflict scenarios 

Against the backdrop of indicators of underlying improvement, the conflict in the Middle East brings 
heightened uncertainty to the outlook for housing supply at the time of writing this report. Higher 
fuel and petrochemical prices have flow-on impacts on transport and material costs for construction, 
placing pressure on product availability and the operation and viability of small businesses. Market 
expectations for interest rates have also risen, reflecting a range of factors. 

In this context, this report illustrates the potential impact of the Middle East conflict on housing 
construction costs and, in turn, housing supply. These scenarios are guided by two oil price scenarios 
discussed by the Treasurer in mid-March 2026 (Chalmers 2026). The first scenario discussed by the 
Treasurer was a shorter term conflict, where the oil price averages US$100 per barrel during 
the June quarter of 2026, and then gradually returns to pre-conflict prices by the end of the year. The 
second scenario considered a more prolonged conflict, where the oil price averages US$120 per 
barrel during the June quarter 2026, and then takes 3 years to return to its pre-conflict price. 

The two housing supply scenarios in this chapter are guided by these conflict scenarios and apply 
assumptions of higher construction costs facing the sector that vary in scale and duration. These 
assumptions are illustrative of how changes in construction costs facing the sector could flow 
through to housing supply, based on historical relationships.4 The shorter term scenario assumes a 
peak increase in construction costs facing the sector of 6 per cent in mid-2026, returning to previous 
trends over 2 years. The prolonged scenario assumes a peak increase in construction costs facing the 
sector of 10 per cent in mid-2026, returning to previous trends over 6 years. The assumed 
construction cost shocks are relative to the early 2026 outlook and are informed by industry 
reporting and a range of data sources, including ABS input-output tables. Both scenarios also use 
recent market expectations of interest rates.5 

In the shorter-term scenario, gross new housing supply is estimated to be 10,000 dwellings lower over 
the Housing Accord period, compared to the early outlook (see Chart 4.3). This is still 32,000 above 
the Council’s forecast from State of the Housing System 2025. Short-term feasibility is expected to be 
lower and lead to lower building approvals and delayed commencements. The Council estimates 
lower completions in 2026–27 and 2027–28, compared to the early 2026 outlook. As supply and 
capacity constraints ease, feasibility is assumed to return to previous trends within two years. 

In the more prolonged scenario, gross new housing supply is estimated to be 33,000 dwellings lower 
over the Housing Accord period (see Chart 4.4). Completions are estimated to be lower for longer 
than in the shorter term scenario.  

 

4  The scenarios in this chapter focus on the relationship between construction costs, feasibility and housing supply. 
Potential changes in the effective demand for housing, such as via changes in total household income and borrowing 
capacity, have not been considered in these illustrative scenarios. 

5  The scenarios use recent market expectations, where the cash rate is expected to rise 4.7 per cent by the end of this 
year. The early 2026 outlook uses market expectations from earlier in 2026, where the cash rate is expected to rise to 
only 4.2 per cent by the end of the year. 
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On balance, the Council considers there are downside risks to the housing supply estimates 
presented in these scenarios, given the significant uncertainty facing the sector. Some impacts are 
not able to be explicitly factored into the scenarios, including delays and small business viability. 
Delays in construction timelines arising from disrupted construction product availability are likely to 
push back some dwelling completions. The viability of some small construction businesses facing 
higher costs is also under pressure, which could lead to higher rates of insolvencies. These delays and 
price shocks come on top of the construction sector already experiencing significantly elevated 
insolvencies (see section 2.3.7 Insolvencies). Price shocks could also potentially be more enduring, 
which was observed in a different context after the COVID-19 pandemic. 

In addition, the scenarios focus on the relationships between construction costs, feasibility and 
housing supply. The scenarios do not take into account any potential impacts on housing supply 
arising from any changes in effective demand for housing, such as through changes in consumer 
sentiment, total household income and/or borrowing capacity. This also adds to downside risks. 

The Council notes governments are working together, including through the National Fuel Security 
Plan, and implementing initiatives to ease pressure on small business and families. Key initiatives in 
the National Fuel Security Plan include reducing fuel excise and cutting Heavy Vehicle Road User 
Charge to zero for three months, as well as increasing fuel price monitoring. Other initiatives to 
support small business include the ATO providing temporary relief for businesses unable to meet 
their tax obligations due to fuel supply, and an extension to the Small Business Reasonable Lending 
Obligation exemption for a further 10 years.  

Given the housing affordability challenge already facing Australia, all industry participants will need 
to play a role managing these cost pressures. 

Chart 4.3 Gross new housing supply, 
shorter term scenario 

  

 

  

   

   

   

   

   

 

  

   

   

   

   

   

                        

        

                 

                      
             

             

        

Note: The numbers shown are rolling annual totals. 
The implied annual Housing Accord target 
represents the Housing Accord target of 
1.2 million completions distributed evenly over 
the 5-year Housing Accord period.  

Source: ABS Building Activity 2026; NHSAC 2026 

Chart 4.4 Gross new housing supply, 
prolonged scenario 

 

  

   

   

   

   

   

 

  

   

   

   

   

   

                        

        

                 

                      
             

             

        

Note: The numbers shown are rolling annual totals. 
The implied annual Housing Accord target 
represents the Housing Accord target of 
1.2 million completions distributed evenly over 
the 5-year Housing Accord period.  

Source: ABS Building Activity 2026; NHSAC 2026 
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4.3 Indicators of housing supply and demand 
for early 2026 outlook 

This section of the chapter presents more detailed estimates of housing supply and demand using 
data available up to early 2026 and before disruptions to commodity prices and supply chains. The 
detailed tables complement the recent Quarterly Report, published by the Council in March 2026. 
The Quarterly Report provided estimates of when states and territories were expected to reach the 
Accord completion targets. This section of the chapter provides the detailed estimates supporting 
the Quarterly Report, updated where relevant for more recent data to February 2026. 

Estimates of housing supply by state and territory have not been presented for the conflict scenarios. 
This recognises the higher degree of uncertainty of the scenarios and that the aim of the scenarios is 
to illustrate the relationship between construction costs faced by the sector and housing supply. 

4.3.1 Housing supply by state and territory 

The Council’s detailed estimates for the early 2026 outlook were for the Australian Capital Territory, 
Victoria and Western Australia to reach their share of the Accord target within or just after the end 
of the Accord period. Queensland was expected to reach the target by September quarter 2030, in 
line with the national average. The other remaining jurisdictions were expected to take longer. For 
South Australia, Tasmania and the Northern Territory, this partly reflects lower housing demand due 
to lower expected future population growth (Centre for Population 2026a).  

Over the Housing Accord period, most jurisdictions were estimated in the early 2026 outlook to build 
more housing than in the previous five years (see Table 4.1). In New South Wales, Queensland, 
Western Australia, South Australia and the Northern Territory,6 gross new housing supply in the 
outlook in early 2026 was estimated to be higher than in the preceding 5 years.  

6 The ABS sources building approvals and activity from regular monitoring and surveying in building control zones (BCZs) 
in the Northern Territory. To measure dwellings outside of BCZs, the Northern Territory Housing Program Office 
informs the ABS monthly for homes built as a part of the “Home Build” and “Room to Breathe” programs.  
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4.3.2 Housing supply and demand 

This section presents the Council’s estimates of new underlying demand and net new housing supply 
for conditions in early 2026, before recent global disruptions to commodity prices and supply chains.  

Net new supply is a key measure of the overall change in the housing stock reported by the Council 
that adjusts for housing demolitions. In the absence of recent global disruptions to commodity prices 
and supply chains, Australian net new housing supply was projected to be 862,000 dwellings over the 
Housing Accord period. This is 37,000 higher than the forecast in State of the Housing System 2025 
Report. The upgrade in net supply estimates is driven by the same factors as the upgrade to gross 
new housing supply.  

Drawing on demographic forecasts by age group and geography from the 2025 Population 
Statement, and the historical propensity of these groups to form households, the Council estimates 
new underlying demand would come from 900,000 new households over the Accord period. In the 
near term, new underlying demand for housing is projected to remain elevated, with underlying 
demand for 182,000 dwellings in 2025–26 (see Chart 4.5 and Table 4.2). This is less than new 
underlying demand of 233,000 in 2023–24, reflecting a moderation of population growth towards its 
pre-pandemic rate (see Chart 4.6). From 2025–26 onwards, new underlying demand is projected to 
stabilise at around 175,000 new households per year. 

Under the early 2026 outlook, new underlying demand was expected to exceed net new housing 
supply by 37,000 dwellings over the Accord period (see Table 4.2).   
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4.3.3 Rental vacancy rates 

This section presents the Council’s estimates of the rental vacancy rate under the early 2026 outlook. 
In the conditions prevailing at that time, the rental vacancy rate was expected to rise, reflecting the 
narrowing of the gap between new underlying housing demand and net new housing supply. The 
vacancy rate was still expected to remain below its historical average until towards the end of the 
Housing Accord period. This suggests that rental market conditions will remain tight, and landlords 
will continue to have relatively higher market power over renters. 

The growth in rental costs paid by tenants, while easing from its recent peaks, is expected to remain 
above the RBA target band for inflation of 2.5 per cent in the near term. Advertised rents, which 
are a leading indicator of total (CPI) rents, have continued to show solid growth in recent months 
(see section 2.1.2 Rents and vacancy rates).  

The implications of the conflict in the Middle East on key economic indicators, such as headline 
inflation and GDP, remains unclear. These broader conditions are anticipated to have flow on 
impacts to housing demand and, in turn, housing supply and rental vacancy rates. These conditions 
will be monitored by the Council over time. 

Chart 4.7 Rental vacancy rate, early 2026 outlook 

 

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

   

                        

                

        

             

Note:  Figures are only given for the early 2026 outlook, as the Council has not prepared projections of demand for the 
conflict scenarios. 

Source: REIA Quarterly Vacancy Rates 2026; NHSAC 2026 
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5.1 Assessment of the current situation 

First Nations people are less likely to live in affordable, fit for purpose and secure housing than 
non-Indigenous Australians. This is a consequence of colonisation and subsequent government 
policies that have entrenched systemic racism and disadvantage, profoundly impairing First Nations 
housing outcomes (Pawson et al. 2020). 

At the 2021 Census, First Nations people recorded lower rates of home ownership, higher 
participation in non-market housing, higher rates of overcrowding, and higher rates of homelessness 
than non-Indigenous Australians (see Table 5.1).  

In particular, the rate of homelessness was almost 9 times higher for First Nations people than for 
non-Indigenous Australians, while the rate of severe overcrowding was around 15 times higher for 
First Nations people (see Box 5.1 for further discussion of overcrowding).  

As a result, rental assistance and homelessness support is more commonly accessed by First Nations 
people than non-Indigenous Australians. The number of First Nations Commonwealth Rent 
Assistance (CRA) recipients rose to 108,770 as at September 2025, comprising 7.8 per cent of total 
CRA receipts and reflecting an annualised growth rate of 9.3 per cent (see section 3.2 Rental 
affordability deteriorated to record-low levels). Over the same period, 8 per cent of First Nations 
people accessed specialist homelessness services, compared to around 1 per cent of all Australians.   
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First Nations people, like all Australians, should have access to affordable, fit-for-purpose and secure 
housing. As outlined in previous State of the Housing System reports, access to adequate housing is 
critical to empowering First Nations individuals, families and communities. It is a key enabler of 
positive health, education, economic and social outcomes for First Nations people (Brackertz and 
Wilkinson 2017). First Nations Australians are much less likely than non-Indigenous people to live in 
dwellings of an acceptable standard, with the latest data indicating that 18 per cent of First Nations 
households – and 36 per cent of those in remote areas – live in dwellings with less than four working 
facilities or more than two major structural problems (ABS 2024). 

5.2.1 Economic stability  

Historical disconnection from land, culture, and family have affected the socioeconomic status of 
First Nations people. Before the 1967 Referendum, First Nations people could not freely own property 
across all states and territories (Reconciliation Australia 2025), precluding home ownership and 
entrenching economic marginalisation. These circumstances continue to prevent First Nations people 
from attaining housing outcomes that match their aspirations (Indigenous Business Australia 2024).  

In particular, home ownership has been linked to improved employment outcomes for First Nations 
households (Brackertz and Wilkinson 2017), and the Council welcomes initiatives that support 
First Nations home ownership aspirations (see Box 5.4). 

5.2.2 Education access and quality  

First Nations people have poorer education opportunities and outcomes than non-Indigenous 
Australians, impacted by experiences of racism that limit their access to quality education services 
(Brackertz and Wilkinson 2017). This flows through to entrenched socioeconomic disadvantage 
and impaired housing outcomes for First Nations people. 

First Nations children are at high risk of poor education outcomes as a result of poor housing quality, 
and are especially vulnerable to the negative effects of overcrowding and housing instability on their 
learning outcomes and resultant life trajectories (Brackertz and Wilkinson 2017). Education 
absenteeism, which is exacerbated by household overcrowding, homelessness and discrimination, 
also impairs education access for First Nations children. Lower-income First Nations families with 
children are particularly affected by unaffordable housing via impaired parental wellbeing 
(AIHW 2010). Stable and affordable social housing has a positive impact on First Nations children’s 
education outcomes (Brackertz and Wilkinson 2017).  

5.2.3 Healthcare access and quality  

First Nations Australians have poorer access to health services than non-Indigenous people, facing 
barriers including limited service availability, prohibitive costs, and a lack of culturally appropriate 
health services (AIHW 2025c). First Nations adults are more than twice as likely to experience 
high/very high psychological distress than non-Indigenous adults (ABS 2024; ABS 2025d), translating 
to reduced economic opportunities and structural disadvantage. This is impacted by housing 
insecurity, which limits access to health services and is associated with poor mental health and 
wellbeing outcomes for First Nations households (Brackertz and Wilkinson 2017).  
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Housing quality is a key determinant of First Nations health outcomes (Ware 2013), affecting 
residents through physical, economic, and social pathways at the time of exposure and throughout 
the lifecycle (AIHW 2011). Access to appropriate housing improves physical and mental wellbeing, 
especially among vulnerable populations including First Nations people (Brackertz and Wilkinson 
2017). Interventions that target both housing quality and health practices through a policy 
environment that involves First Nations communities are the most effective in improving 
First Nations health outcomes (Ware 2013). Improving housing quality to ensure it is fit-for-purpose 
for First Nations households would support closing the gap on health outcomes between 
First Nations and non-Indigenous Australians (Brackertz and Wilkinson 2017). 

First Nations households in remote areas are particularly at risk of poorer health outcomes due to 
severe overcrowding (see Table 5.2), exacerbated by housing design that often does not reflect their 
cultural requirements and is unresponsive to the needs of larger, multi-family households 
(Ware 2013). Overcrowded dwellings lead to poorer health outcomes for First Nations households 
via increased risk of infectious disease and impaired mental wellbeing, with significant whole-of-life 
socioeconomic impacts (Brackertz and Wilkinson 2017). 

Culturally-appropriate housing design is also critical to enabling First Nations people to maintain their 
cultural identity and connection to kin and Country, which is deeply implicated in their experience of 
home. Housing design that facilitates this connection by reflecting customary cultural behaviours 
improves First Nations physical and mental health (Garnett et al. 2009) and housing outcomes 
(Moskos et al. 2025). Accessible housing design is also critical to alleviating the multiple 
disadvantages faced by First Nations people with a disability, especially in remote areas and discrete 
communities where residents face higher barriers to service access (Grant et al. 2017) (see 
section 1.5 An outcomes framework will help guide effective housing policy for further discussion). 

5.3 Actions underway to improve First Nations 
housing outcomes 

Governments have been working to improve First Nations housing outcomes for some time, with the 
Community Housing and Infrastructure Program supporting community leaders to establish 
Aboriginal and Torres Strait Islander Community Controlled Organisations (ATSICCOs) across states 
and territories in the 1970s. Targeted First Nations housing programs have been administered by 
state and territory governments since the 1990s, with the Commonwealth funding remote housing 
under the National Partnership Agreement on Remote Indigenous Housing (NPARIH) (2008–18). 

The National Integrated Strategy for Closing the Gap was established in 2008 and renegotiated in 2019 
in partnership with the Coalition of Aboriginal and Torres Strait Islander Community-Controlled Peak 
Organisations, establishing the National Agreement on Closing the Gap as a long-term 
government-community partnership model and priority reform agenda for improving First Nations 
socioeconomic outcomes. All Australian governments have responsibilities under the Closing the Gap 
framework, which acknowledges the important role that housing plays in improving life outcomes for 
First Nations Australians (Australian Government 2020). 

However, the Productivity Commission’s 2024 review of the National Agreement on Closing the Gap 
found it was difficult to hold governments accountable for progress due to a range of factors. These 
factors include: lack of independent oversight; insufficient data to report on progress; and failure to 
describe how jurisdictions will be held accountable for their contributions to targets (PC 2024). 
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5.3.1 The Commonwealth has a key strategic coordination 
role to play through the National Agreement on 
Closing the Gap 

As there is no single agency with overall responsibility for developing a strategic direction for 
First Nations housing policy and for comprehensively reporting on its outcomes, the Commonwealth 
has a key strategic role in coordinating government efforts under the National Agreement on 
Closing the Gap. 

There has been a concerted increase in Commonwealth housing assistance in recent years, including 

social and affordable housing initiatives such as the National Agreement on Social Housing and 

Homelessness, Social Housing Accelerator Payment, Housing Australia Future Fund (HAFF), and 

efforts to centralise Commonwealth housing policy. The Commonwealth is also increasing housing 

supply and providing targeted housing support for First Nations people, particularly those in remote 

areas where overcrowding is worse. Initiatives include: 

• The Partnership Agreement for Northern Territory Remote Housing and Homelands, which is an 
agreement between the Commonwealth, the Northern Territory Government, the four Northern 
Territory Land Councils, and Aboriginal Housing Northern Territory. It embeds shared decision 
making and commits all parties to working together to improve housing in remote Northern 
Territory communities and homelands.  

• $2 billion, matched by the Northern Territory Government, for a total commitment of $4 billion 
over 10 years from 2024–25 for remote housing in the Northern Territory, aiming to build up to 
2,700 houses to halve overcrowding and improve housing quality through the delivery of 
property, tenancy and management services.  

• $220 million over 5 years from 2022–23 to deliver urgent repairs and upgrades to housing and 
essential infrastructure on Northern Territory homelands.  

• $600 million in dedicated funding and access to additional concessional loans for projects 
delivered by, or in genuine partnership with, First Nations housing organisations through HAFF 
Round 3 (see section 5.3.3, HAFF Round 3’s dedicated funding is a welcome development for social 
and affordable housing for further discussion). 

• An additional $70.9 million available for concessional loans through Indigenous Business Australia, 
to help First Nations individuals and families access home ownership (see Box 5.4). 

Despite these developments, challenges remain in improving First Nations housing outcomes due to 
fragmented governance and resourcing (Moskos et al. 2025) and the absence of a national plan for 
First Nations housing and homelessness.  
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5.3.3 HAFF Round 3’s dedicated funding is a welcome 
development for social and affordable housing 

In line with the Commonwealth’s commitment to Closing the Gap, HAFF Round 3 includes a 
dedicated funding stream to improve First Nations housing outcomes and strengthen the 
community‑controlled housing sector (Housing Australia 2026). The package includes: 

• $600 million in dedicated funding and access to additional concessional loans for projects 
delivered by, or in genuine partnership with, First Nations housing organisations. 

• A 10 per cent First Nations tenancy target across social housing delivered under HAFF Round 3. 

• A First Nations concierge function within Housing Australia, to support providers through the 
application and delivery process and help build the long‑term capacity of the 
community‑controlled sector. 

• Updates to Housing Australia’s Investment Mandate to embed Closing the Gap priorities. 

This provision of dedicated funding and support for First Nations housing organisations is a positive 
development that was welcomed by stakeholders, demonstrating tangible achievements that can be 
made when governments work in genuine partnership with First Nations people. 

Supporting First Nations housing organisations to capitalise on HAFF Round 3’s dedicated funding is 
critical for securing positive housing outcomes for First Nations people. There must be a coordinated 
approach between the Commonwealth and state and territory governments to make optimal use of 
funding opportunities. Indeed, governments have a coordination and de-risking role to play in 
supporting the First Nations housing sector, which faces challenges to HAFF participation. These 
challenges include: high costs of housing delivery and maintenance in remote areas; limited equity 
held by most organisations; and onerous administrative requirements on organisations that are 
already resource constrained.9 As the First Nations concierge function within in Housing Australia 
matures, it will provide some assistance for the First Nations housing sector with administrative 
requirements and support coordination efforts.  

State and territory governments working in genuine partnership with First Nations housing 
organisations are eligible for funding under the HAFF First Nations stream, which will incentivise 
governments to support ATSICCOs to access funding. Governments have expressed appetite to 
engage with First Nations housing organisations to support the sector’s development and deliver 
housing through partnership models. The South Australian Government recently funded the 
establishment of an Aboriginal housing peak body to drive development of capability in the sector. 

Organisations in remote areas have difficulty accessing HAFF funding due to high local costs 
impacting the value for money of applications. As such, it will be important to support First Nations 
housing organisations with housing maintenance costs (for example, through a subsidy for providers 
of affordable housing) to free up capital for new housing supply.  

 

9  Many ATSICCOs are also providers of other critical human services, limiting their financial capability to deliver new 
housing supply without support. Additional legislative requirements and compliance activities also create further costs 
that constrain the capacity of these organisations. 
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ATSICCOs with larger existing portfolios should be supported to capitalise on HAFF Round 3 funding, 
as these organisations are better-placed to take on bids with significant debt obligation. This 
approach should be balanced against the ongoing need to empower smaller First Nations housing 
organisations to build their capacity over time.  

The 10 per cent First Nations tenancy target across social housing delivered under HAFF Round 3 will 
encourage the mainstream community housing sector to consider the needs of First Nations people 
in their proposals and ensure First Nations people benefit from the full scale of this housing 
investment. 

5.4 Targeted intervention to improve 
First Nations housing outcomes 

5.4.1 Governments can do more to expedite Closing the 
Gap progress 

Closing the Gap priority reform progress could be expedited through attaching budget measures to 
the framework and clarifying agency responsibilities. The Australian Housing and Urban Research 
Institute (AHURI) observes that self-determination in the governance of First Nations housing can 
also be enhanced through permanent resourcing to housing peak bodies (Benedict et al. 2026). 

5.4.2 A First Nations housing strategy is required to focus 
government efforts 

Current governance arrangements in the First Nations housing system are complex and poorly 
coordinated (Benedict et al. 2026), and a comprehensive national First Nations housing strategy is 
required to align governance mechanisms and policies (Moskos et al. 2026). A future strategy would 
require Commonwealth and state and territory governments to embrace a different approach to 
First Nations housing support that goes beyond business-as-usual measures, and should include 
adequate funding commitments to address unmet housing need (Moskos et al. 2026). 

A First Nations housing framework should also be developed in each state and territory to guide 
policies and actions in each jurisdiction. Such frameworks could provide overarching direction for 
procurement, data collection, governance, and project development – ensuring national consistency 
and accountability. Policy performance and outcome measures should also be attached to these 
frameworks to track jurisdictional performance against common goals.  
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5.4.3 First Nations housing should be a priority for all 
housing providers – not just First Nations housing 
organisations 

Improving First Nations housing outcomes is a responsibility that should be spread among all 
stakeholders, including mainstream housing providers. The significant economic, social and cultural 
benefits of First Nations-led organisations – who service the most disadvantaged clientele in 
Australia – are not adequately recognised relative to the mainstream community housing sector. 

The mainstream community housing sector should support First Nations housing organisations, 
particularly ATSICCOs, through partnership models designed to benefit First Nations communities, 
with appropriate controls and contract levers to govern mainstream partner organisation 
involvement. As mainstream organisations increasingly enter the First Nations housing sector, it will 
be important to ensure that these organisations are held accountable for delivering genuine housing 
outcomes for First Nations people. 

5.4.4 First Nations housing outcomes should be a priority 
across all tenure types, including market housing 

Supporting First Nations-led responses across the housing spectrum enhances self-determined housing 
choice and tenure security in alignment with governments’ commitment to economic self-determination 
(Benedict et al. 2026), and should be prioritised to improve First Nations housing outcomes. 

Supporting First Nations home ownership and secure rental tenancy is an 

important part of the policy mix 

First Nations people are not accessing home ownership at the same rate as non-Indigenous people 
(see Table 5.1) due to a range of challenges. These include: racial discrimination in the private 
housing market; entrenched poverty; lack of appropriate housing in areas with high First Nations 
populations; and different cultural approaches to home ownership stemming from the importance of 
community resource sharing.  

First Nations people commonly face both interpersonal and systemic racial discrimination in the 
rental market (Australian Human Rights Commission 2020; Stone et al. 2021; NHSAC 2024; 
AIHW 2025c). First Nations women, especially single mothers heading large families, are particularly 
vulnerable to housing discrimination (Australian Human Rights Commission 2020).  

Discrimination in the private rental market increases reliance on non-market housing tenures and 
contributes to higher rates of First Nations’ homelessness (Moskos et al. 2022). Indigenous Business 
Australia found that significantly more First Nations households would be able to access market 
housing if non-income and non-demographic barriers, including discrimination, were removed 
(Indigenous Business Australia 2024).  
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Appendix B  
The Council’s work over the year  

Council activity in 2025–26 

Under the National Housing Supply and Affordability Council Act 2023, the National Housing Supply 
and Affordability Council (the Council) is required to report to the Minister each financial year on the 
research into housing supply and affordability it has undertaken, and any findings, conclusions or 
recommendations resulting from that research. The results of the Council’s 2025–26 research are 
included in this report.  

Stakeholder event 2025 

On 1 July 2025, the Council held a stakeholder event to publicly release the State of the Housing 
System 2025 Report. The theme of the stakeholder event was ‘From crisis to action: Moving towards 
a healthier housing system’. The event aimed to communicate the findings of the 2025 Report to 
stakeholders and engage in a policy debate with leaders across the housing ecosystem. A recording 
of the Chair’s keynote speech can be found on the Council’s website. 

Australian Government Roundtables 

The Chair of the Council participated in two of the Minister for Housing’s housing construction 
productivity roundtables. 

• 5 August 2025: Industry housing construction productivity roundtable 

• 6 August 2025: Local government roundtable. 

The Chair of the Council participated in all of the Treasurer’s Economic Reform Roundtables. 

• 19 August 2025: Resilience 

• 20 August 2025: Productivity 

• 21 August 2025: Budget sustainability and tax reform. 

In addition, on 12 March 2026, the Council met with the Director General of Housing Group within 
the Department of the Treasury. The meeting provided an opportunity for Council members to share 
views on housing policy. 

Quarterly Report 

The National Housing Supply and Affordability Council released its first Quarterly Report on 
25 March 2026. The Quarterly Report shows how Australia is progressing towards the National 
Housing Accord target. It is available on www.nhsac.gov.au.  
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Managing declarations of interest 

Council members are statutory officials and are bound by legislation related to conflicts of interest. 
To manage potential or perceived conflicts of interest, the Council has established processes to 
declare and manage these interests, including maintaining an annual disclosure register and updates 
at each Council meeting.  

Annual disclosure register 

To uphold best practice in managing conflicts of interest, the Council provides an annual letter to the 
Minister, noting how the Council manages its conflict of interests, and an annual disclosure register 
that lists relevant private interests declared by members. If members have a material declaration 
that occurs in between these annual updates, the Minister will be notified, as per requirements 
under the Public Governance, Performance and Accountability Act 2013. Declarations are revised and 
resubmitted whenever there is a change in personal circumstances and/or a change in work 
responsibilities that could involve a new real or apparent conflict of interest. 

On 5 November 2025, the Council provided an updated annual disclosure register to the Minister for 
Housing, the Hon Clare O’Neil.  
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Disclosure at each Council meeting 

At the beginning of each Council meeting, the Chair asks members to declare any conflicts of interest 
relating to items on the agenda and to advise of any necessary changes in circumstances. Should a 
member be conflicted with an item on the agenda, they may be recused from the discussion. If this 
was to occur, it would be recorded in the meeting minutes and appropriate steps would be taken to 
manage the risk. Any additional declarations made at the meeting are recorded in the meeting 
minutes and updated in the Disclosure Register, which would then be provided to the Minister as an 
update to the annual record.  
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Disclaimers  

HILDA Survey Disclaimer 

This paper uses unit record data from Household, Income and Labour Dynamics in Australia Survey 
(HILDA) conducted by the Australian Government Department of Social Services (DSS). The findings 
and views reported in this paper, however, are those of the authors and should not be attributed to 
the Australian Government, DSS, or any of DSS’ contractors or partners. DOI: 10.26193/GMYVPW 

Cotality Disclaimer 

This publication contains data, analytics, statistics, results and other information licensed to us by 
RP Data Pty Ltd trading as Cotality Asia Pacific (Cotality Data).  

© Copyright 2025. RP Data Pty Ltd trading as Cotality Asia Pacific (Cotality) and its licensors are the 
sole and exclusive owners of all rights, title and interest (including intellectual property rights) 
subsisting in the Cotality Data reproduced in this publication. All rights reserved.  

The Cotality Data provided in this publication is of a general nature and should not be construed as 
specific advice or relied upon in lieu of appropriate professional advice.  

While Cotality uses commercially reasonable efforts to ensure the Cotality Data is current, Cotality 
does not warrant the accuracy, currency or completeness of the Cotality Data and to the full extent 
permitted by law excludes all loss or damage howsoever arising (including through negligence) in 
connection with the Cotality Data.  
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Notes:  

(a) Net new dwellings is dwelling completions minus dwelling demolitions.  
(b) Financial year average, national estimated median sales value.  
(c) Financial year average, national median advertised weekly rental rate (rolling 3 month period).  
(d) Financial year average.  
(e) Percentage of gross household income needed to service a new mortgage, financial year average.  
(f) Percentage of gross household income needed for rent on new lease, financial year average.  
(g) Financial year average.  
(h) Homelessness figures released on a 5 year basis at Census.  
(i) Clients assisted by specialist homelessness services.  
(j) Input costs to house construction index, financial year average.  
(k) Private sector construction wage index, financial year average.  
(l) Cash rate target as of 30 June each year.  
(m) Estimated resident population. 

Source:  
(1) ABS Building Approvals.  
(2) ABS Building Activity.  
(3) ABS Building Activity; NHSAC 
(4) Cotality.  
(5) REIA.  
(6) Cotality and ANU. 
(7) ABS 2021 Census.  
(8) Productivity Commission; Australian Institute of Health and Welfare.  
(9) ABS Producer Price Indexes.  
(10) ABS Wage Price Index.  
(11) RBA.  
(12) ABS National, state and territory population.  
(13) ABS Labour force status of families; Treasury. 
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Population
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Source: ABS, Australian National Accounts: National Income, Expenditure and Product, March quarter 2026.
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After picking up through 2025, growth in Australia’s economy has slowed 
in the early part of 2026
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Average weekly retail price for unleaded (91) 

petrol across Australia

Fuel prices came back almost to their pre-war levels when the ‘ceasefire’ 
began, but have since started to climb back up again

Terminal gate prices for petrol and diesel
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The Reserve Bank is a bit less optimistic about the economic outlook for 
the next two y ars t an the Tr u y
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Household consumption Real GDPBusiness investment

EmploymentPublic spending ‘Headline’ inflation

Unemployment

Dwelling investment

Sources: Australian Government, 2026-27 Budget Paper No. 1, Statement 2: Economic Outlook, and Reserve Bank of Australia, Statement on Monetary Policy - May 2026. 
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The Reserve Bank is a bit less optimistic about the economic outlook for 
the next two years than the Treasury – although they are similar on inflation



Expected and actual ‘underlying’ inflation
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Expected and actual ‘headline’ inflation

The Reserve Bank will be paying particularly close attention to household 
inflation expectations in calibrating its monetary policy moves

Note: ‘Underlying’ inflation is the ‘trimmed mean’ (derived from the middle 70% of price increases). 

Sources: Westpac, Westpac-MI Consumer Sentiment, June 2026; ABS, Consumer Price Index, May 2026.

-1

0

1

2

3

4

5

6

7

8

9

10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26

%

Actual

Expected
(3-month 

moving 

average)

0

1

2

3

4

5

6

7

8

10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26

%

Actual

Expected
(3-month 

moving 

average)



Note: Inflation expectations are for one year ahead. Sources: US Bureau of Labor Statistics; Michigan University Survey Research Center; UK Office for National Statistics; Bank 

of England; ABS; and Westpac and Melbourne Institute.12

Australian consumers are always much more pessimistic about inflation 
than their counterparts in other countries
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Actual vs expected inflation – 

United Kingdom

Actual vs expected inflation – 

United States

-1

0

1

2

3

4

5

6

7

8

9

10

10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26

%

Expected

Actual

-2

0

2

4

6

8

10

12

10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26

% 

Expected

Actual

-1

0

1

2

3

4

5

6

7

8

9

10

10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26

% (3-month moving average)

Actual

Expected



The RBA has retracted the three interest rate cuts it instituted last year, and 
though it paused in June it could hike again in August

13

Two-year government bond yield vs 

RBA official cash rate

Source: LSEG Datastream; daily data up to 13th July 2026.  

❑ The Reserve Bank’s Monetary Policy Board raised its cash rate 

by 25 basis points at each of its first three meetings this year, 

in effect retracting all of the interest rate cuts it instituted 

between February and August last year

❑ The Reserve Bank was surprised by the rebound in inflation in 

the second half of last year, which it put down to the 

unexpected strength of the upturn in private sector spending

− to which governments contributed, through extended and 

untargeted ‘cost of living relief’ measures and tax cuts

− and which was also boosted by strong gains in household 

wealth, and a pick-up in dwelling and business investment

❑ The RBA has also had ‘second thoughts’ about where the 

‘neutral’ cash rate is – concluding that monetary policy was 

actually easier than it had intended in the second half of last 

year

− although it hasn’t said so, it may have overlooked the 

significance of the more than 100-basis-point decline in the 

spreads between its cash rate and the interest rates which 

borrowers actually pay on their loans over the past six years 

❑ Although the Board left interest rates unchanged at its June 

meeting, it nonetheless re-iterated its preparedness to 

“increase the cash rate target further if required” to achieve 

its inflation target
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RBA cash rate and interest rates paid by small 

business and home loan borrowers

Narrowing spreads between interest rates paid by borrowers and the RBA 
cash rate means the ‘neutral’ cash rate has risen

Spread between interest rates actually paid 

by borrowers and the RBA cash rate

Sources: Reserve Bank of Australia, Interest Rates and Yields - Money Market – Monthly, Business lending rates and Housing lending rates. 
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Gross operating profit margins – construction vs 

all industries excluding mining and banks

… which is one reason why profit margins in construction have been 
below the all-industry average for over a decade

Pre-tax profit margins – construction vs all 

industries excluding mining and banks
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Wage price index for construction and all 

industries

Another reason is that for the past two years, labour costs have been 
rising faster than output prices

Construction industry wages and output price 

index for engineering construction

Sources: ABS, Wage Price Index, March quarter 2026, and Producer Price Indexes, March quarter 2026. 
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Companies entering administration

Construction company failures peaked in mid-2025 but remain high by 
historical standards

Construction industry wages and output price 

index for engineering construction

0

2

4

6

8

10

12

14

16

08 09 10 11 12 13 14 15 16 17 18 19 20 21 22 23 24 25 26

12-month moving total ('000)

0.0

0.5

1.0

1.5

2.0

2.5

3.0

3.5

4.0

14 15 16 17 18 19 20 21 22 23 24 25 26

12-month moving total ('000)
Construction

Manufacturing

Retail

Accommodation

& food services

Source: Australian Securities and Investments Commission (ASIC), Insolvency statistics (current), June 2026.











Note: * 2025-26 figures are for the first three quarters of the financial year. Source: ABS, Engineering Construction Activity, March quarter 2026. 
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Civil construction is becoming increasingly dependent on governments

Value of construction work done by 

the private sector for the public sector 

as a pc of total work done by the 

private sector

Value of construction work commenced 

by the private sector for the public sector 

as a pc of total work commenced by the 

private sector

Value of construction work yet to be 

done by the private sector for the public 

sector as a pc of total work yet to be 

done by the private sector
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26

Cash surpluses or deficits

Note: Commonwealth Government Budget Papers only provide forecasts for public non-financial corporations (GBEs) and the non-financial public sector as a whole for one 

year ahead.  Sources: Australian Government, 2026-27 Budget Paper No. 1; 2026-27 State and Territory Budget Papers. 

And that’s a potential risk because of the increasingly dire financial 
position of most state and territory governments
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Supply – business conditions
New loan commitments for housing construction Firm insolvencies, by sector

Note: The rolling annual number of new loan approvals to owner-occupier and 
investor households to secure pre-sale dwellings.
Source: ABS Lending Indicators 2026

Note: The rolling annual number.
Source: ASIC Insolvency statistics 2026
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Supply – business conditions
New loan commitments for housing construction Firm insolvencies, by sector

Note: The rolling annual number of new loan approvals to owner-occupier and 
investor households to secure pre-sale dwellings.
Source: ABS Lending Indicators 2026

Source: ASIC Insolvency statistics 2026
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Supply – business conditions
New loan commitments for housing construction Firm insolvencies, by sector

Note: The rolling annual number of new loan approvals to owner-occupier and 
investor households to secure pre-sale dwellings.
Source: ABS Lending Indicators 2026

Source: ASIC Insolvency statistics 2026
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Supply – business conditions
New loan commitments for housing construction Firm insolvencies, by sector

Note: The rolling annual number of new loan approvals to owner-occupier and 
investor households to secure pre-sale dwellings.
Source: ABS Lending Indicators 2026

Source: ASIC Insolvency statistics 2026
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