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Housing is a key priority that is dominating the national conversation.

Open a newspaper or head to a news website and you won’t get far without 
seeing the latest headlines on the state of housing across Australia.

It’s a pressing issue for policy makers with announcements coming out 
almost daily, but it also represents a growing concern for families across 
the length and breadth of the country. 

Can we afford to keep a roof over our heads? When will I be able to move 
into my new home? Where can I find a place to live? And what can be done 
to ease the current pressures faced by both renters and mortgage holders?

Our new report, Housing Affordability in Western Australia 2023: Building 
for the future, seeks to complement the raft of work currently in the 
public domain and shed new light on the steps that should be taken to 
ensure that Australia has the housing supply to meets people’s needs and 
aspirations, that supports local businesses and communities, and drives 
growth of our state and national economies.

Our new research compares Western Australia to other jurisdictions for 
both homeowners and renters to get a sense of where WA sits both in 
terms of overall affordability and where the key pressures and pinch points 
exist that people are facing from rising interest rates, construction project 
delays and escalating rental costs. 

The analysis in our report shows how historically low vacancy rates have 
been driving punishingly high rental cost inflation leading to growing 
financial hardship for millions of renters on low incomes.

In navigating to a more affordable rental landscape, it’s clear that supply 
is key. 

And yet WA continues to face challenges in delivering enough housing 
stock to the market to service people’s needs and aspirations.

Housing strategy is not just limited to delivering high quality housing. 

It is key to supporting population growth and migration, our skills 
strategy, and the economic and social development of Australia’s regions.

Whatever is decided in the housing policy space has huge repercussions 
across the full constellation of government policies and strategies.

Our new work is a timely addition to the current conversation on housing 
affordability in Australia, and a valuable addition of evidence to drive 
discussion on housing solutions in WA and across the country. 

Professor Alan Duncan
Director, Bankwest Curtin Economics Centre
Curtin Business School, Curtin University

FOREWORD
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Much has changed in the two years since the last Bankwest Curtin Economics Centre 
housing affordability report. Interest rates have risen from 0.1 per cent to 3.6 per cent, 
increasing mortgage payments for a household on a variable interest rate by around $1,000 
a month on a loan of $600,000. These extra payments add to cost of living pressures driven 
by inflation and could lead to an increase in mortgage defaults. Borrowing capacity for 
new purchasers has fallen sharply making it more difficult to break into home ownership. 
Listings for sale remain well below the 10 year average, reducing choice and making 
households less likely to put their home on the market. The lack of established supply and 
the relative affordability of the WA housing market has underpinned price growth in the 
state and prevented the type of price falls seen in NSW and Victoria. 

The rental market is in crisis. Vacancy rates have been largely below 1 per cent since 
September 2020, and rents have risen from around $350 per week at the end of 2019 to 
$550 for a house and $500 for a unit in April 2023. There is little respite on the horizon for 
renters as demand continues to remain strong and supply weak. 

Dwellings completions on the back of major building activity stimulated by the HomeBuilder 
and Building Bonus COVID-19 stimulus payments have been delayed due to labour 
and material shortages. Over 27,000 dwellings were under construction at the end of 
2022 but rates of completion remain slow and financial pressure continues to build on 
those consumers paying rent while servicing the debt on their new dwelling. Eventually 
completions will feed through into supply and this report estimates around 10,000 
households will gradually leave the rental sector and move into their new dwelling. However, 
REIWA estimate around 19,000 dwellings have left the rental sector in the last two years as 
landlords have taken advantage of price growth and disposed of their property. This means 
supply in the rental sector will remain constrained meaning little relief for tenants. 

We expect new dwelling supply over at least the next two years to be well below 15 year 
average levels of 20,000 dwellings, once the stimulus dwellings are completed. This is due 
to the high cost of building driven by historically high rates of construction cost inflation, 
although increases are now moderating. Increased cost and build times mean households 
are reluctant to build and increased costs mean it is very difficult for developers to deliver 
financially feasible multi-residential developments. However, demand remains strong and 
the market could turn very quickly. 

The report highlights key priorities for governments around housing affordability, including 
the need to deliver significant and ongoing investment in social housing, more investment 
in homelessness services and balanced residential tenancy reform. It is encouraging the see 
the commitment of the state government to increase social housing supply and grow the 
housing workforce, while a similar commitment to addressing the private rental crisis would 
be welcome. 

EXECUTIVE SUMMARY
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Key Insights

Housing affordability is deteriorating but WA is more affordable than the east coast 
Interest rate rises, dwelling price and rent increases have made housing less affordable 
in Western Australia. Strong, COVID-19 driven demand has pushed up prices and rents 
in regional WA while the availability of dwellings for sale across the state remains low. 
According to Corelogic (Corelogic 2023) the median dwelling value in Greater Perth is just 
under $573,000, $450,000 below Greater Sydney, $180,000 below Greater Melbourne and 
$80,000 below Greater Adelaide. Only Darwin has a lower median value than Perth. In the 
regions, regional WA is cheaper than everywhere but regional SA, however affordability is 
anything but uniform in location. 

Mortgage interest rate rises have increased monthly payments for households and those 
households switching from fixed interest mortgages to variable rate in the coming months 
will see the interest rate on the payment rise by 3 per cent per annum, or $1,000 per month 
on a $600,000 loan, and $1,700 on a $1m mortgage. 

House rents in Perth have risen by 13 per cent over the last year (CoreLogic 2023), the 
greater rise of any capital city, while unit rents have increased by 13.6 per cent. These 
increases are placing significant financial pressure on renters. 

Evidence presented in this report from analysis of the Australian Housing Conditions Data 
Infrastructure survey shows only 43 per cent of WA renters have enough money left over for 
savings after paying rent and a third cannot afford non-essential expenditure. 15 per cent of 
WA renters rate their housing as unaffordable which equates to around 40,000 households. 

Rental affordability has deteriorated rapidly across the state with rents rising by  
50 per cent in Broome over 5 years, 82 per cent in Karratha and 93 per cent in Port Hedland. 
Rents across Greater Perth have risen between 28 per cent (Mundaring) and 43 per cent 
(Melville). While the median rent to income ratio remains below 25 per cent across WA, the 
lower quartile rent to income ratio averages 31 per cent in Greater Perth and 34 per cent in 
regional WA. This means the households on low incomes are paying over 30 per cent of their 
income to rent even the cheapest dwellings in the state. 

Housing supply remains problematic
The housing stock in WA remains dominated by separate houses (75.5 per cent in Greater 
Perth and 81.5 per cent in regional WA). There has been little change in dwelling structure 
over a decade despite state government’s attempts to increase the rate of infill development. 
On a positive note, rates of home ownership have actually increased slightly in WA over the 
last 10 years, in stark contrast to other parts of the country. 

The COVID-19 stimulus grants increased building approvals and dwelling commencements 
sharply in WA but these housing starts have yet to feed through into completions and 
deliver new stock to the market. Delays in completing dwellings due to labour shortages 
have provided disastrous for many households and builders. At the end of 2022 there were 
27,000 dwellings under construction compared to around 12,000 at the end of 2019. Once 
this surge in supply passes through WA will return to pre-pandemic levels of supply which, 
as noted by NHFIC (2023), is below that necessary to meet rates of household formation. 

New supply is likely to be well below the long-term average over the next 2 to 3 years 
because high construction costs mean much new development is not financially feasible 
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for the industry and the time it takes to deliver new supply once development becomes 
profitable again. The lack of new supply will underpin dwelling prices and provide little relief 
for renters. 

Supporting new housing supply
WA is almost totally reliant on the private sector to deliver new supply. New development 
is stimulated by profit with market conditions being the biggest driver of profit outcomes. 
Incentivising the demand side through grants and other incentives increases supply but 
also delivers negative, unintended consequences such as rising prices so should be avoided. 
Directly facilitating new supply is a better option.  Construction cost growth is easing, which 
will help new supply, but it will take time for revenues to increase to a level where they 
outweigh these cost increases and make previously unviable projects financially feasible 
again. 

Reducing the costs of urban regulation and supporting the provision of new infrastructure 
would be a positive step in stimulating supply and the state government’s announcement 
of an $80m infrastructure fund to unlock infill sites is a good start. Making the development 
approval system as efficient as possible, reducing timeframes and costs can also improve 
the profitability of sites and increase new supply. 

The strategic release of land for fast tracked development in areas where there is high 
demand will deliver new housing. Supply in these high value areas may be controversial, and 
many sites constrained, but these are the sites the development industry wants to develop 
and can be brought to the market quickly. 

Government should explore all options to partner with the housing industry to deliver 
new developments quickly to the market. It takes too long to deliver new development on 
government owned land and the process must be streamlined. 

State government has announced a number of initiatives to increase labour supply in the 
construction industry in an attempt to accelerate dwelling completions and deliver capacity 
in the industry to respond to future demand pressures. This is positive but if the workforce 
does increase, there needs to be sufficient work going forward to maintain the increased 
capacity. With a likely contraction of supply once the HomeBuilder driven completions 
work through the system, government should take advantage of this capacity, accelerate its 
social housing development program and identify opportunities to partner with the not-for-
profit and private sectors to deliver a range of affordable housing products to cater for an 
ever growing need. 

The private rental sector is in crisis
Given the affordability crisis currently impacting Western Australians, which has pushed 
many households into housing stress, precarious housing arrangements and homelessness, 
something needs to be done to address the issue. Reforms to Commonwealth Rent 
Assistance are essential and state government should consider financial support for low 
income renters mirroring the support introduced during COVID-19 which saved many 
renters from homelessness. 

Minimum conditions, rent increases, rights to dwelling modification and pets are critical 
issues that need to be addressed in the review of the residential tenancies act. While 
affordability is deteriorating, less attention has been paid to the issue of housing conditions 
which, as highlighted in this report, have far more impact on a household’s satisfaction with 
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their dwelling.  No ground eviction undermines security of tenure and, in a tight market, 
makes tenants very reluctant to exercise their limited rights. Tenancy reform to improve 
security of tenure and enable renters to make a house feel more like a home, as is the case 
in other states and comparator countries, is critical to establish a fair and stable sector.  
It is well documented that Australian tenants have fewer rights than renters in almost every 
other OECD country (OECD 2023).

The rights of tenants need to be balanced with the rights of landlords and reflect the fact the 
market is reliant on small investors who make decisions to buy and sell based on a range 
of factors which add a level of volatility to supply. At a time when rental vacancy rates are 
at historic lows, government needs to balance the vital need for rental reform against the 
potential impact on supply. Reforms designed to aid tenants might have the opposite effect 
if supply were to contract even further. Likewise, options such as rent freezes or rent caps 
could have unintended consequences in such a tightly constrained market and may not end 
up being beneficial to tenants. A thorough assessment of the reforms that would deliver a 
private rental system equitable for both tenants and landlords is required. 

Enabling policy settings that stimulate build-to-rent investment and the subsequent 
provision of dwellings into the private rental sector should be a priority for the state. Federal 
government recently announced a reduction to the Managed Investment Trust withholding 
tax rate from 30 per cent to 15 per cent and an increase in the depreciation rate from  
2.5 per cent to 4 per cent which will increase the viability of build-to-rent projects. Additional 
support from state government in the form of reduced land tax rates, as recently announced 
in Queensland, should be available to build-to-rent investors who deliver an element of 
affordable (below market) housing within the development, ideally in partnership with the 
community housing sector. 

Funding social housing and homelessness services
In January 2023, the state government announced a commitment of $2.4 billion over a four-
year period to increase the quantity and improve the quality of social housing (Carey 
2023a). This funding brings together the collective investment across various government 
programs, including the Social Housing Economic Recovery Package announced during the 
early months of the pandemic. In a debate in WA Parliament on 22 March 2023, WA 
Housing Minister Mr John Carey reported that 1,100 social homes had been completed with 
just under 1,000 under construction (Hansard 2023). An additional 492 social homes have 
been acquired since July 2021, under the state government’s spot purchase program 
(Minister for Housing 2023). A further $450m was recently announced by the McGowan 
government1 for the provision of 700 new houses. 

The funding commitment to the provision of new social housing is welcome. However, 
government needs to fund the provision of around 900 social housing dwellings per annum 
just to maintain social housing at its current level as a proportion of total stock (3.8 per 
cent). This requires significant on-going investment, justifiable because social housing is 
critical infrastructure and such investment is essential to the state. 

Government should deliver greater investment in homelessness support services and 
an expansion of funding to support Housing First initiatives. It is encouraging to see 
government establish a Housing First Homelessness Advisory Group which will hopefully be 
the start of a big investment in housing first programs. 

1 https://www.abc.net.au/news/2023-05-01/social-housing-and-homeless-get-511-million-boost-in-wa-
budget/102285586

https://www.abc.net.au/news/2023-05-01/social-housing-and-homeless-get-511-million-boost-in-wa-budge
https://www.abc.net.au/news/2023-05-01/social-housing-and-homeless-get-511-million-boost-in-wa-budge
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Housing affordability in Western Australia, 
and in Australia more generally, has 
deteriorated rapidly over the last two years.

Property prices have risen strongly but 
interest rate increases over the past year 
are affecting the capacities of particularly 
younger or newer mortgage holders to 
manage their finances.

The state’s rental market presents an 
ongoing challenge for those not willing or 
able to put their foot on the first rung of 
the property ladder. Vacancy rates have 
plummeted to historic lows, and this has 
driven sharp increases in rental costs on 
the back of the state’s return to population 
growth. 

The places that people can reasonably 
locate to have have shifted further out to 
the urban fringes of the city. And prices 
are rising in regional areas of the state as 
a result of recent population flows, which 
means that many of our regions are no 
longer a cheaper alternative to the capital 
city. 

This latest report in the Bankwest Curtin 
Economics Centre’s Focus on Western 
Australia report series explores the evolving 
costs of housing in Western Australia and 
explores some of the key challenges faced 
by many households in the current housing 
market environment. 

The report uses recent housing transactions 
data at the local area level to identify and 
explain recent trends in the state’s regional 
housing markets. 

The report highights the variability in 
affordable housing options for people living 
in different parts of the state, and examines 
the degree to which the housing market 
in the state is meeting the range of needs 
and aspirations of all Western Australian 
families. 

The report includes findings from the most 
recent Australian Housing Conditions 
Data Infrastructure (AHCDI) survey - a 
new national survey that measures 
householders’ satisfaction with their 
housing circumstances, including housing 
conditions and affordability as well as 
housing aspirations. 

The AHCDI survey sheds new light on the 
trade-offs Australia householders are having 
to make to afford their current home.

How has housing construction and supply 
held up over the course of the pandemic? 
Are there more or fewer first home buyers 
entering the market? 

And has the experience of COVID-19 
changed what people want from their 
housing choices?

The report invites discussion on how 
to improve the situation and the policy 
interventions required to promote greater 
access to affordable housing in Western 
Australia.

INTRODUCTION



"ONE OF THE MAIN 
STORIES TO EMERGE  
FROM THE COVID-19 
PANDEMIC HAS 
BEEN THE RELATIVE 
STRENGTH OF 
ACTIVITY IN HOUSING 
MARKETS ACROSS THE 
COUNTRY."
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Australia’s housing market has endured 
something of a roller coaster ride since the 
onset of the COVID-19 pandemic in March 
2020. 

Stimulus measures put in place by 
Commonwealth and state governments 
from the latter half of 2020 led to escalated 
housing market activity and rising prices 
from the end of 2020 to the first quarter  
of 2022. 

However, house prices experienced a 
downturn for the remainder of 2022 in most 
states, with some degree of stabilisation 
over the first quarter of 2023 according to 
the most recent evidence from Corelogic. 

The housing stimulus measures encouraged 
both existing owners and first home 
buyers to consider new dwelling purchases. 

However, a tight rental market with 
historically low vacancy rates has added 
upward pressure to rental costs over at least 
the past year. And there are no signs yet of 
such pressure abating for most states - and 
certainly in Western Australia - over the 
short-term given that new housing supply 
from the approvals has yet to come on 
stream.

These issues are examined in detail later in 
this report, but beforehand, we look at some 
broad indictors that benchmarks recent 
trends in WA’s housing market activity.

INTRODUCTION
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The most recent Corelogic Home Value Index 
for April 2023 reports the median value of all 
dwellings to be just over $572,800 in Perth 
compared to $1,031,000 in Sydney and 
$751,125 in Melbourne. 

The Corelogic Home Value Index is a hedonic 
price that adjusts for different property 
attributes across states. Instead, Figure 1 
shows the trajectories of unmodified sales 
prices specifically for houses in different 
states.

On this metric, the median sales prices for 
Perth currently ranks second lowest across 
all states and territories, with Corelogic's 
house price series for Perth levelling out at 
around $670,000 by January 2023. 

In comparison, the median house price in 
Sydney reached $1,625,000 as at January 
2023 followed by $1,100,000 in Melbourne 
and just over $1,050,000 in Canberra.

HOUSE PRICES IN AUSTRALIA: A NATIONAL COMPARISON 

FIGURE 1 
Median (12 month) house price by state and territory: 2017 to 2023 

Source: Bankwest Curtin Economics Centre | Authors’ calculations from Corelogic Market Trends data, February 2017 to 
January 2023.
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The median house 
price for Perth 
currently ranks second 
lowest across all 
states and territories. 

The latest Corelogic 
Home Value Index for 
April 2023 reports 
the median value of 
all dwellings to be 
just over $572,800 
in Perth compared to 
$1,031,000 in Sydney 
and $751,125 in 
Melbourne.

HOUSE PRICES IN AUSTRALIA: A NATIONAL COMPARISON 
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The trajectory of property values has been 
somewhat less volatile in Western Australia 
compared to other jurisdictions since the 
onset of the COVID-19 pandemic. 

Perth’s house prices appreciated by  
7.7 per cent during the first year of the 
pandemic, between March 2020 and March 
2021 – slightly behind Sydney (at 9.9 per 
cent) and Melbourne (at 8.1 per cent) over the 
initial phase of the pandemic. 

House price growth accelerated massively in 
the eastern states capital cities in the year 
to March 2022 – by 29 per cent in Sydney, 

23 per cent in Brisbane and 14 per cent in 
Melbourne. 

In comparison, Perth’s prices grew by a more 
controlled 7.3 per cent over the same period.

The ranking of residential unit prices across 
states and territories is substantially the 
same as for house prices (Figure 2). 

Perth ranks second lowest among states 
for the price of residential units at around 
$430,000 in January 2023, well behind 
Sydney (at $795,000) and Melbourne (at 
$545,000).

FIGURE 2
Median (12 month) residential unit sales price by state and territory: 2017 to 2023

Source: Bankwest Curtin Economics Centre | Authors’ calculations from Corelogic Market Trends data, February 2017 to 
January 2023.
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Perth ranks second 
lowest among states 

for the price of 
residential units at 

around $430,000 
in January 2023, 

substantially 
behind Sydney 
(at $795,000) 

and Melbourne (at 
$545,000).

HOUSING AFFORDABILITY IN WESTERN AUSTRALIA 2023:
BUILDING FOR THE FUTURE
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TABLE 1
Average yearly sales price for houses by state/territory and region: 2018 to 2022

Notes: Data are full-year averages of monthly median (12 month) sales prices for capital cities and balance of state. 
Insufficient information on sales transactions for the ‘Rest of ACT’ regional category.
Source: Bankwest Curtin Economics Centre | Authors’ calculations based on Corelogic data from 2017 to 2022

TABLE 2
Average yearly sales price for residential units by state/territory and region: 2018 to 2022

Notes: Data are full-year averages of monthly median (12 month) sales prices for capital cities and balance of state. 
Insufficient information on sales transactions for the ‘Rest of ACT’ regional category.
Source: Bankwest Curtin Economics Centre | Authors’ calculations based on Corelogic data from 2017 to 2022
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what is a very tight rental market, but this 
will only happen gradually, providing little 
relief to those tenants currently searching 
for accommodation or dealing with rent 
increases. 

The impact will also be nowhere near 
uniform. Much of the new stock will be 
delivered in outer areas and while some 
tenants will move from inner areas to their 
new home, freeing existing stock, it is likely 
more rental stock will be released closer to 
where the buyers live, given traditional, 
localised moving patterns.  

The extent of the impact of HomeBuilder on 
the private rental market will depend on 
population growth going forward and also 
the extent to which the multi-residential 
market recovers to deliver new supply into 
the market. 

Conditions in the rental market will also 
depend upon the decisions of existing 
landlords. Given returns have been poor for 
the last five years, many landlords may take 
the opportunity to divest of their assets in a 
time of rising prices.

We have yet to see the strong growth in 
dwellings approvals and commencement 
during the latter half of 2020 translate 
into more completions in 2023 (see a full 
discussion later in the report). 

Shortages of construction sector workers 
and materials have yet to be overcome, and 
the bottlenecks in the system have created 
challenges for the construction sector in 
meeting this accelerated demand. It is to be 
hoped that completions will start to rise, and 
more new dwellings will come on stream, 
over the remainder of 2023.

TRENDS IN HOUSING MARKET ACTIVITY

Recent price and rent rises are a function of 
substantial population growth from people 
returning to WA from interstate and overseas 
as a result of COVID-19, but also pent up 
demand from households that have waited 
for prices to rise before making a purchase 
decision, together with a lower interest rate 
environment. 

A lack of new supply, with dwelling 
completions having dropped dramatically 
from their 2015 peak and a shortage of 
listings on the established market have also 
contributed to price and rent rises. 

The HomeBuilder and Building Bonus 
programs have stimulated new supply, in 
the detached dwelling market at least, and 
dwelling commencements have jumped 
dramatically as a result, back to levels 
reflecting the 10 year average. 

This will feed through into completions over 
the next 12-18 months adding new housing 
supply (HIFG 2022). The extent to which this 
new supply eases pressure on the private 
rental market is uncertain as it depends on 
how many households that have taken 
advantage of grants to build a new dwelling 
currently live in the private rental sector.  

There were 16,391 new build HomeBuilder 
applications in WA compared to 16,266 
in NSW and 21,871 in QLD2 and a further 
22,671 WA Building Bonus applications3. 

If half of these applications are from 
households in the private rental sector, and 
assuming an overlap of HomeBuilder and 
Building Bonus applications, there could 
be around 10,000 households leaving the 
private rental market over the next 6-12 
months. This will certainly ease pressure on 

2 https://treasury.gov.au/coronavirus/homebuilder.

3 https://www.watoday.com.au/national/western-australia/wa-building-watchdog-inundated-with-contract-concerns-in-
wake-of-stimulus-fuelled-building-boom-20210419-p57kia.html.

There were 
16,391 new build 

HomeBuilder 
applications in WA 

compared to 16,266 
in NSW and 21,871 

in QLD and a further 
22,671 WA Building 
Bonus applications.
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The housing stimulus measures that were 
introduced over the course of the COVID-19 
pandemic drove a huge rise in dwelling 
approvals which naturally translated into 
a growth in housing loan commitments as 
people sought to finance property purchases.

Housing loans in WA reached a peak in 
February 2021, with around $2.4 billion in 

loans allocated to the housing sector – twice 
the value of the previous year (Figure 3). 

However, the value of loans both to 
homeowners and investors has fallen 
substantially since 2022 following the ending 
of the housing stimulus measures and the 
uncertainty from progressive increases in 
mortgage rates since April 2022.

Assuming an overlap
of HomeBuilder
and Building Bonus
applications, there
could be around
10,000 households
leaving the private
rental market
over the next 6-12
months.

FIGURE 3
Value of new housing finance commitments to owner-occupiers and investors: WA and Australia, 2011 
to 2021 

Source: Bankwest Curtin Economics Centre | Sourced from BCEC Quarterly Economic Commentary (March 2023) using ABS 
Cat 5601, Tables 4 and 14.
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And the trajectories of the RBA cash rate 
and home loan rates from 2022, along with 
prospects for mortgage rates into the latter 
half of 2023, provide important insights into 
what may eventuate for housing affordability 
over the next year. 

There are serious concerns that the 
precipitous increases in the cash rate over the 
past year is having a material and significant 
impact on the capacities of homeowners and 
prospective new purchasers to service loans 
-and this pressure will continue into 2023
despite the RBA’s most recent cash rate hold.

The RBA’s own data on average fixed and 
variable mortgage rates (Figure 4) provides 
compelling grounds for these concerns. 

The average loan rate among those currently 
holding fixed-rate mortgages of up to three 
years is around 2.5 per cent. This compares 
to an average rate of 5.34 per cent for new 
fixed rate loans – a difference of 2.8 
percentage points.

For families coming to the end of their fixed 
rate term and looking to refinance borrowing 
of $700,000 over 25 years, the average loan 
rate differential translates to an extra $1,088 
per month in mortgage repayments – 
equivalent to around 35 per cent extra on 
current payments.

Housing loans in WA 
reached a historic 
peak in February 

2021, with around 
$2.4 billion in loans 

allocated to the 
housing sector – 

twice the value of the 
previous year. 

FIGURE 4
RBA cash rates, fixed and variable mortgage rates and annual CPI growth: 2019 to 2023 

Source: Bankwest Curtin Economics Centre | Sourced from RBA Housing Lending Rates (Table F06HIST).
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And data on loan defaults suggests that there 
is some reality to the concern that rising cash 
rates are escalating the financial pressures 
faced by homeowners – particularly new 
borrowers. 

Figure 5 compares mortgage delinquency 
rates as a share of current balances by 
vintage of loan and the number of months 
since establishment of loan. 

What is immediately apparent from this 
analysis is the higher mortgage delinquency 
rates for 2022 vintage loans starting at 
around 6 months since loan establishment. 
The rate of delinquency has risen to 1.26 
per cent of the current loan balances for this 
borrowing cohort – around 4.7 times the 
average delinquency rate for the 2020 and 
2021 cohorts at the same interval since loan 
establishment.

This comparison brings into focus the extra 
cost pressures that new mortgage holders 
have experienced during 2022 and will 
continue to face over the course of 2023 as 
they move from current fixed rate mortgages 
to new loan products. 

With this evidence in mind, it is imperative 
that new borrowers are educated in financial 
literacy and supported in the discipline 
required to service their mortgage payments.

This is particularly the case for those who 
have committed to home ownership for the 
first time during the past two years, and who 
have never previously experienced a period of 
rising interest rates. 

FIGURE 5
Mortgage delinquency rates (30+ days) by loan vintage and months since establishment of loan: 
2017 to 2022 

Source: Bankwest Curtin Economics Centre | Sourced from BCEC Quarterly Economic Commentary (June 2021) using ABS Cat 
5601, Tables 4 and 14.
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There has also been a shift in the mix of 
Residential Mortgage Backed Securities 
(RMBS) over the last three years by type of 
loan issuer (Figure 6). 

More than half of all mortgage lending is 
provided by Australia’s major banks, and 
around a quarter from regional Authorised 
Deposit-Taking Institutions (ADIs). But what 
is interesting is the increase in 2022 in the 
share of the total value of mortgage-backed 
securities from non-ADI lenders. 

Non-ADI entities accounted for around 1.9 per 
cent of the total lending value in 2020, but 

this share has more than tripled to 
5.9 per cent by 2022. 

This suggests that the source of loan 
products is changing, and that this is 
potentially more the case among  younger 
or newer borrowers who may either not 
have approached ADI lenders or who may be 
looking to source alternative loan products 
from lending instuitutions that sit outside 
the supervision of the Australian Prudential 
Regulation Authority (APRA).

FIGURE 6
Value of Residential Mortgage Backed Securities (RMBS) by type of loan issuer: 2020 to 2022 

Source: Bankwest Curtin Economics Centre | Sourced from BCEC Quarterly Economic Commentary (June 2021) using ABS Cat 
5601, Tables 4 and 14.
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Housing supply and housing affordability 
are closely linked. A shortage of new and 
established housing puts pressure on rents 
and prices, with the extent of that pressure 
depending upon the level of demand. 
Australia is currently experiencing an under-
supply of residential housing, affecting 
both ownership and rental markets. The 
National Housing Finance and Investment 
Corporation estimates a housing supply 
shortage of 106,000 dwellings by 2027, 
with Perth expected to see the biggest 
gap between new supply and household 
formation amounting to 25,200 dwellings 
over the next 5 years (NHFIC 2023). 

The supply of new build housing peaked 
in mid-2022 with 244,000 dwellings 
under construction due to the COVID-19 
fiscal and monetary policy stimulus 
measures (NHFIC 2023). However, since the 
stimulus, new housing supply as measured 
through building approvals and dwelling 
commencements, has collapsed due to 
increased construction costs, a pull forward 
of demand due to stimulus incentives and a 
further reduction in demand due to interest 
rate rises. 

During 2022, the seasonally adjusted total 
dwelling units approved for building has 
dropped by almost 50 per cent from a March 
2021 peak of 23,237 (ABS, 2023c). In WA, 
the reduction in building approvals was 
significantly greater after peaking at 2,659 in 
March 2021, with approvals falling by 68 per 
cent to 859 in February 2023 (ABS, 2023c).  

The fall in building approvals coincided with 
reduced greenfield land sales throughout 
Australia. Land sales fell by 49 per cent 
nationwide in 2022 with Perth experiencing a 
30 per cent decline (UDIA, 2023). The strong 
preference for detached dwellings over other 
forms of housing may partially explain the 
smaller decline in Perth greenfield land sales. 

Perth recorded a 20 per cent drop in the 
completion of multi-unit dwellings in 2022, 
the most significant capital city decline, with 
Australia experiencing a 3 per cent reduction 
overall (UDIA, 2023). 

The high costs of construction, long lead 
times and a lack of rental options have 
pushed demand into the established 
residential market. Combined capital city 
listings peaked in November 2018, after 
which the volume of properties on the market 
has decreased by almost 50 per cent. This 
means less housing on the market for sale 
creating price pressures.  

The under-supply of established dwellings, 
new builds, and increased migration has 
placed pressure on the rental market 
throughout Australia. The combined capital 
city rental vacancy rate has declined from 
approximately 4 per cent in the first half 
of 2020 to 0.9 per cent in February 2023 
(UDIA, 2023). Perth has experienced a greater 
decline in the vacancy rate due to a large 
number of property investors exiting the 
market (REIWA 2023). The historically low 
vacancy rates have continued to increase 
rents, with units rising by 13.4 per cent 
and detached dwellings by 8.8 per cent 
nationwide (UDIA, 2023). Considering the 
forecast migration rates over the next 12 
months and the limited supply of new 
housing, the vacancy rate is not expected to 
improve, placing further upward pressure on 
rents. 

In this chapter we explore the two main 
sources of dwelling supply – established 
dwellings for sale and new dwelling supply 
and discuss how supply has contributed 
to the current state of the WA residential 
market. 

INTRODUCTION
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The supply of established, or existing, 
dwellings are those available for sale or 
rent on the private market. The number of 
listings for sale or rent provides the measure 
of established supply with low listings 
meaning less choice for home buyers 
or renters, usually resulting in upward 
pressure on prices/rents, unless demand is 
particularly weak. 

The supply of established residential listings 
for sale in Australia was already declining 
before the COVID-19 pandemic. However, 
the effects of COVID-19 and the monetary 

and fiscal stimulus policies maintained the 
downward trend which continued into the 
second half of 2022. Figure 7 illustrates the 
national decline in established dwellings for 
sale since the peak in 2018 and the variation 
within the five major state capitals. Listing 
falls were most significant in Brisbane, 
Adelaide and Perth while Sydney remained 
relatively consistent. Meanwhile Melbourne 
experienced a slight increase in listings, 
given the effect of prolonged COVID-19 
lockdowns and the increased demand for 
non-urban locations.

THE SUPPLY OF ESTABLISHED DWELLINGS

FIGURE 7
Listings for sale: Selected capital cities

Source: CoreLogic RP data volume one-month house listing data.
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The current under-supply of established 
residential listings in Perth can be traced 
back a decade. Following the end of WA’s 
mining boom in 2014, Perth experienced an 
over-supply of listings for sale, primarily 
due to the drop in population growth as 
interstate migrants exited the state. There 
is a strong correlation in WA between 
economic growth, driven largely by the 

mining export sector, employment and 
population growth, and Figure 8 illustrates 
that correlation using Gross State Product 
and population growth. WA’s annual 
population growth declined from a peak 
of approximately 3 per cent at the end of 
2012 to 0.6 per cent during mid-2016 
(ABS, 2023), with the over-supply of listings 
peaking around this time.

FIGURE 8
WA Gross State Product and population growth

Source: Australian Bureau of Statistics (2022, November 18). Australian National Accounts: State Accounts. Australian Bureau 
of Statistics (2023, March 15). National State and Territory Population. 
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From 2017 to the beginning of 2019, 
CoreLogic one-month listing data show the 
supply of approximately 17,000 dwellings 
remained relatively consistent. This compares 
to a figure of around 8,500 listings in 2023. 
The over-supply of listings and low population 
growth contributed to an extended period of 
negative property growth between 2015 and 
2020 during which Perth’s median house 
price fell from $537,000 to $495,000 (ABS, 

2023a). This took Perth from the second 
most expensive capital city to the second 
most affordable in the space of under five 
years (Table 3). In WA, the drop in median 
house prices was not limited to Perth, with 
the rest of WA recording a fall from $370,000 
to $310,000 (ABS, 2023a). This decline was 
driven by falls in the mining related regional 
markets.

TABLE 3
ABS capital city median house prices 2015 to 2019

Capital City Median house price  
March quarter 2015

Median house price 
December quarter 2019 change (%)

Sydney $792,500 $985,000 24.29
Melbourne $525,000 $760,000 44.76
Brisbane $462,800 $550,000 18.84
Adelaide $415,500 $485,000 16.73
Perth $536,500 $495,000 -7.74
Hobart $360,000 $517,000 43.61

Source: Australian Bureau of Statistics. (2023). 

FIGURE 9
Sales volumes and number of days on market: Perth and WA, 2017 to 2023 

Notes: Median rental costs and vacancy rates are sourced from data produced by the Real Estate Institute of Australia (REIA). 
Median rents are presented for a standard three-bedroomed house. Data are for Perth metro area.
Source: Bankwest Curtin Economics Centre | Authors’ calculations from REIA REMF-5 and REMF-11 (2021).
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Perth started rapidly absorbing the excess 
listings during 2019 as population growth 
increased from 1.5 to 2.0 per cent, a level 
of population growth surpassing WA’s 
long-term (10 year) average of 1.8 per cent 
annual growth. The population growth, 
driven by increased overseas migration 
and improvements in interstate migration, 
demonstrated by panels one and two in 
Figure 10, coincided with listings declining 

to approximately 13,300 by the start of 
2020. The increased population growth and 
decline in the over-supply of listings in the 
second half of 2019 is generally regarded 
as the beginning of Perth’s property market 
recovery. During the first six months of 
2020, CoreLogic’s volume of one-month 
listings fell from 13,341 to 12,437, nearly a 
7 per cent decline.

FIGURE 10
WA quarterly net overseas (Panel 1) and net interstate migration (Panel 2) 

Source: Australian Bureau of Statistics (2023, March 15). National State and Territory Population. Calculations: Author’s own.
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The monetary and fiscal stimulus policies 
resulting from COVID-19 incentivised first 
home buyers into the market, increasing 
their share of all new loan commitments. 
Before the pandemic, WA first home buyers 
comprised approximately 40 per cent of WA 

residential owners’ new loan commitments, 
as shown in Figure 11. By August 2020, the 
percentage of first home buyers increased 
to 45 per cent, then peaked at 50 per cent 
by January 2021.

FIGURE 11
WA first home buyer new loan commitments as a percentage of total owner occupier ew loan 
commitments

Source: Australian Bureau of Statistics (2023, April 4). Lending indicators. Calculations: Author’s own.
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In the second half of 2020, Perth’s listings 
fell by nearly 20 per cent. The fall in listings 
was mainly due to the increase in first home 
buyers activity but also strong net interstate 
migration. The drop in listings helped fuel an 
8 per cent rise in dwelling prices in the 
second half of 2020, with CoreLogic median 
sales price increasing from $488,914 to 
$524,579 (Figure 12).

Ongoing delays in construction, increased 
building costs from supply chain disruptions 
and trade shortages, as well as rising interest 
rates led to a 67 per cent fall in building 
approvals between March 2021 and February 
2023. 

The trend away from newly constructed 
dwellings, coupled with the fear of missing 
out (FOMO), drove a higher demand for 
established homes in Perth throughout 2021. 

The high levels of demand continued to 
absorb listings in 2021, and the supply 
of listings fell by nearly 6 per cent. The 
decrease in listings and increased demand in 
the second half of 2020 and 2021 occurred 
despite population growth falling from  
2.2 per cent in the March 2020 quarter to  
1.2 per cent in the December 2021 quarter. 

Furthermore, the low level of established 
dwelling supply discouraged potential sellers 
from entering the market due to the limited 
options to buy if they sold, contributing to a 
cycle of under-supply. The lack of established 
residential supply and high demand levels led 
to real estate agents reporting multiple offers 
for a listing, driving up prices by 13 per cent 
in 2021, with median house prices increasing 
from $524,579 to $593,837. 

As the international borders were 
reopened and restrictions to interstate 
travel were lifted in the first half of 2022, 
WA’s population grew from 1.2 per cent 
in December 2021 to 1.8 per cent in the 
September 2022 quarter. However, in May 
2022, the RBA began raising the cash rate 
to combat rampant inflation and increased 
the rate every month throughout 2022. 
Furthermore, the number of monthly first 
home buyer new loan commitments in 2022 
fell by 40 per cent from 1,844 to 1,109 (ABS 
2023b). Despite the increase in interest rates 
and the fall in first home buyers, listings 
continued to decline as the population 
growth rate increased. One-month listings 
fell by a further 11 per cent in 2022.

The under-supply in listings maintained 
Perth’s property price growth despite the 
increased interest rates, with median prices 
increasing from $593,837 at the start of 
2022 to peak at $631,497 by the end of July. 
However, from August to December 2022, 
prices declined by a marginal 1 per cent to 
$623,851 due to the tightened borrowing 
constraints from increased interest rates. 
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FIGURE 12
Perth median house prices and sales volumes: 2017 to 2023

Source: CoreLogic RPdata median sales AVM value data.
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Victoria saw the biggest increase in stock 
over the 10 years and South Australia the 
lowest. WA added 187,000 dwellings in 10 
years, so around 2 per cent per annum from 
2011. This net addition of 18,700 equates 
to the construction of just under 21,000 
dwellings per annum, when taking into 
account demolition rates of around  
10 per cent per annum.

DWELLING STOCK

The release of the 2021 ABS census data 
provides an opportunity to examine just 
how housing in Western Australia has 
changed over the last decade. The data 
provide details of the existing dwelling stock 
- its tenure, size and the composition of
households occupying these dwellings. We
start by comparing the 10 year change in
stock across five states. WA‘s stock remains
at 11 per cent of Australia’s total while

TABLE 4
Dwelling stock changes

2011 stock Proportion of  
total stock (%) 2021 stock Proportion of  

total stock (%)

Change based on 
relative share of 

2011 stock

NSW 2,864,532 31 3,357,780 31 0.98
VIC 2,277,971 25 2,805,664 26 1.03
QLD 1,826,453 20 2,190,415 20 1.01
SA 727,678 8 806,978 7 0.93
WA 960,719 11 1,147,855 11 1
Australia 9,116,138 10,850,036 1

Source: ABS Table builder pro, 2021, 2011 census data.

Splitting WA into Greater Perth and Rest 
of State, we find supply in regional WA 
only increased by 13 per cent in 10 years 
compared to 22 per cent in Greater Perth. All 

regional areas across the country reduced 
their share of stock over the decade with 
Greater Melbourne and Greater Brisbane 
seeing the strongest growth.

TABLE 5
Stock changes by greater capital city statistical areas

2011 Stock 2021 Stock 10 year change 10 year change
Change based on 
relative share of 

2011 stock

count %

Greater capital city area
Greater Perth 726,004 882,374 156,370 22 1.02
Greater Sydney 1,720,334 2,076,284 355,950 21 1.01
Greater Melbourne 1,636,170 2,057,482 421,312 26 1.06
Greater Brisbane 821,062 1,016,682 195,620 24 1.04
Greater Adelaide 533,512 593,881 60,369 11 0.94
Balance of state
Rest of WA 234,715 265,481 30,766 13 0.95
Rest of NSW 1,144,198 1,281,496 137,298 12 0.94
Rest of Vic. 641,801 748,182 106,381 17 0.98
Rest of Qld 1,005,391 1,173,733 168,342 17 0.98
Rest of SA 194,166 213,097 18,931 10 0.92
Australia 9,116,130 10,850,036 1,733,915 19 1.00

Source: ABS Table builder pro, 2021, 2011 census data.
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in substantial dwelling rent and price rises 
which is not something WA experienced 
during the 2016 to 2021 period. Smaller 
households, including an increase in single 
person households, would result in dwelling 
stock growth exceeding population growth 
and, as we will see later, there has certainly 
been an increase in such smaller 
households.

Table 6 compares population and dwelling 
stock growth over 5 and 10 year periods. 
Population and stock growth have been very 
similar over the two periods, largely because 
without significant changes to household 
structures, for example much bigger 
households, it is difficult for population to 
grow faster than stock. Demand caused by 
population growth pressures would result 

TABLE 6
Population and dwelling stock changes

Population
Population: 

5-year growth 
(%)

Stock: 5-year 
growth (%)

Population: 10-
year growth (%)

Stock: 10-year 
growth (%)

Western Australia 2,676,904 6 7 18 19
New South Wales 8,069,984 7 9 16 17
Victoria 6,472,911 9 11 21 23
Queensland 5,210,647 8 10 17 20
South Australia 1,776,877 6 5 12 11
Total 25,484,647 7 9 17 19

Source: ABS Table builder pro, 2021, 2016, 2011 census data.

FIGURE 13
10 year dwelling and population growth by state

Source: ABS Table builder pro, 2021, 2011 census data.
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For Table 7 we switch from state to WA 
Local Government Area (LGA) level. Here 
we examine the total dwelling stock in 
2021 in the 20 largest LGAs, and include 
the proportion of the state’s stock. 
Stirling is by far the largest LGA in WA 
making up 

almost 9 per cent of the state’s stock of 1.15 
million dwellings. The next four largest LGAs 
or situated towards the urban periphery. 
Busselton is now the largest regional LGA, 
followed by Albany and Geraldton.

TABLE 7
Dwelling stock by WA suburb (top LGAs) and 10 year change

Local Government Area Total number of 
dwellings 2021

Proportion of state’s 
stock

Change in dwellings 
over 10 Years Growth (%)

Stirling 102,015 8.9% 12,604 14.1
Wanneroo 77,968 6.8% 21,699 38.6
Joondalup 62,090 5.4% 3,616 6.2
Swan 58,752 5.1% 17,413 42.1
Rockingham 54,806 4.8% 12,448 29.4
Cockburn 48,323 4.2% 12,777 35.9
Gosnells 47,040 4.1% 6,755 16.8
Mandurah 44,057 3.9% 8,745 24.8
Melville 42,831 3.7% 2,809 7.0
Canning 37,148 3.2% 3,697 11.1
Armadale 36,240 3.2% 11,244 45.0
Bayswater 32,109 2.8% 4,312 15.5

Source: ABS Table builder pro, 2021 census data.
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The outer suburbs feature predominantly 
among the top areas in terms of Western 
Australia’s growth in dwelling numbers, with 
Stirling and the City of Perth being notable 
exceptions. In percentage terms, a number 

of regional centres, including mining towns 
such as Port Hedland and East Pilbara as 
well as Broome, Exmouth, Capel, Augusta 
Margaret River and Murray all grew by more 
than 20 per cent during the decade to 2021.

TABLE 8
WA suburbs with fastest 10 year growth in dwelling stock

Local Government Area Change in Dwellings 
over 10 Years Growth (%)

Serpentine-Jarrahdale 4,796 74
Perth 6,662 61
Kwinana 6,134 53
Armadale 11,244 45
Swan 17,413 42
Wanneroo 21,699 38
Cockburn 12,777 36
Busselton 5,408 34
Port Hedland 1,878 31
Capel 1,656 30
Augusta Margaret River 2,064 30
Rockingham 12,448 29
Chittering 512 27
Exmouth 557 26
Belmont 4,243 26
Mandurah 8,745 25
East Pilbara 695 24
Harvey 2,189 23
Dardanup 1,099 22
Murray 1,440 21
Broome 1,638 21

Source: ABS Table builder pro, 2021 census data.
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Much has been written about the decline 
in home ownership in Australia over the 
last decade (see for example ABS 2022) 
and Figure 14 highlights change across five 
capital cities.The figure shows big declines 
in outright ownership and ownership with 
a mortgage in Greater Sydney, Greater 
Melbourne and Greater Brisbane. In Greater 
Perth, outright ownership decline by 1.1 
per cent but was offset by ownership with a 
mortgage growing at 1.6 per cent, leading to 

a small increase overall in ownership. While 
the rental sector has increased significantly 
in other capital cities there has been a very 
small contraction in Perth. For the Rest 
of WA, home ownership has increased by 
almost 2 per cent over the decade. 

Overall, Greater Perth has the highest home 
ownership rate of any capital city, while 
Rest of WA has one of the lowest rates of 
ownership across regional areas (Table 9).

DWELLING TENURE

TABLE 9
Tenure breakdown: Greater capital cities and rest of state

Owned outright Owned with a 
mortgage Ownership [1] Rented

Metro areas
Greater Sydney 24% 41% 65% 35%
Greater Melbourne 26% 44% 70% 30%
Greater Brisbane 22% 43% 65% 35%
Greater Adelaide 26% 45% 71% 29%
Greater Perth 24% 49% 73% 27%
Greater Hobart 29% 41% 69% 31%
Greater Darwin 17% 40% 57% 43%
Australian Capital Territory 22% 46% 69% 31%
Australian Capital Territory
Rest of NSW 32% 39% 71% 29%
Rest of Vic. 33% 41% 75% 25%
Rest of Qld 28% 39% 66% 33%
Rest of SA 35% 37% 72% 28%
Rest of WA 29% 35% 64% 35%
Rest of Tas. 34% 39% 73% 27%
Rest of NT 15% 15% 30% 68%

Source: ABS Table builder pro, 2021 census data.

TABLE 9
Tenure breakdown: Greater capital cities and rest of state

Source: ABS Table builder pro, 2021 census data.
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FIGURE 14
10 year change in dwelling tenure: state comparisons
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Source: ABS Table builder pro, 2021, 2011 census data.

LGA level analysis highlights large 
variations across the state. Ownership 
rates range from 76.1 per cent in Joondalup 
down to just 14.1 per cent in East Pilbara. 

Rates of ownership dip in inner LGAs 
due to prices, but also in many regional 
towns where employer and holiday 
accommodation is common.

DWELLING TENURE

BANKWEST CURTIN ECONOMIC CENTRE | FOCUS ON WESTERN AUSTRALIA REPORT SERIES

39



TABLE 10
Dwelling tenure in Western Australia: selected suburbs, 2021

Local Government Area
Number of Bedrooms

0 1 2 3 4 5
Albany 0% 0% -1% -2% 2% 1%
Armadale 0% -1% -1% -3% 5% 0%
Augusta Margaret River 0% 0% -1% -4% 4% 1%
Bassendean 0% 1% -1% -3% 2% 1%
Bayswater 0% 0% -3% -1% 3% 1%
Belmont 0% 3% 4% -9% 1% 1%
Broome 0% 1% -1% -4% 2% 1%
Bunbury 0% 0% -1% 0% 1% 0%
Busselton 0% 0% -2% -3% 3% 1%
Cambridge 0% 0% 0% -4% 2% 2%
Canning 0% 0% 0% -3% 2% 1%
Capel 0% 1% 0% 0% -3% 1%
Claremont 0% 1% 0% -4% 2% 1%
Cockburn 0% 1% 2% -1% -2% 0%
East Pilbara 2% 8% -3% -7% -1% 1%
Esperance 0% -1% 0% -2% 2% 1%
Fremantle 0% 2% -2% -2% 2% 1%
Gosnells 0% 0% 1% -2% 0% 1%
Greater Geraldton 0% -1% -1% -4% 5% 1%
Harvey 0% 1% -1% -2% 2% 1%
Joondalup 0% 0% 1% -2% -1% 1%
Kalamunda 0% 0% 0% -1% 0% 1%
Kalgoorlie-Boulder -1% -1% 0% -2% 3% 1%
Karratha -1% -1% -1% -3% 5% 1%
Kwinana 0% 0% -2% -1% 3% 0%
Mandurah 0% 0% -1% -1% 1% 1%
Melville 0% 0% 0% -3% 2% 1%
Murray 0% 0% -2% -4% 4% 1%
Nedlands 0% 0% -2% -3% 2% 3%
Perth 0% 1% 0% -1% 0% 0%
Port Hedland 0% 4% 2% -5% 0% 0%
Rockingham 0% 0% 0% -1% 0% 1%
Serpentine-Jarrahdale 0% 0% -2% -1% 4% 0%
South Perth 0% 0% -2% -2% 4% 1%
Stirling 0% 0% -1% -1% 1% 1%
Subiaco 0% 0% -1% -1% 2% 1%
Swan 0% 0% 0% 0% 0% 0%
Victoria Park 0% 0% -1% -2% 3% 1%
Vincent 0% 2% 0% -4% 2% 0%
Wanneroo 0% 0% 0% 1% -4% 4%
Total 0% 0% 0% -2% 2% 1%

Source: ABS Table builder pro, 2021 census data.

Some LGAs have seen ownership rates grow 
faster than others, and while there are 
exceptions, it is the more expensive, inner 
areas where rates have dropped whereas 
the more affordable outer suburbs, and 
many regional areas, have seen rates rise. 
Part of the growth is due to affordability, 
the opportunities first home buyers have

had to enter the market in WA through 
schemes such as Keystart and a very strong 
culture of ownership in the state. The 
COVID-19 stimulus through HomeBuilder 
and the building bonus scheme will boost 
ownership rates in those outer suburbs 
where detached housing, the major 
beneficiary of the schemes, is prevalent. 
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The analysis of dwelling structure over 
time is difficult due to changes in the 
data collection methods of the ABS. 
Comparisons of 2011 and 2021 in Greater 
Perth point to an increase in the proportion 
of semi-detached dwellings and a decline 
in apartments (2 per cent and 1 per cent 
respectively). The whole housing industry 
knows this is not the case. Instead, we 
simply look at how Greater Perth and the 
Rest of WA compares with other locations 
in Australia. 

Figure 15 makes the comparisons with 
Greater Perth offering the least housing 
diversity across the major state capitals 
with 76 per cent comprising separate 
houses compared to just 53 per cent in 
Greater Sydney. The Rest of WA has the 
greatest proportion of “Other ” dwellings 
including caravans, cabins, tents, 
improvised homes and “sleepers out”. The 
proportion of separate houses is on a par 
with regional NSW.

The lack of housing diversity in WA is the 
subject of much debate and efforts to 
increase diversity have fallen short, not 
due to a lack of effort on behalf of policy 
makers but because it is still far easier, with 
much less risk, to deliver separate dwellings 
on greenfield land than multi-residential 
dwellings on infill sites. The COVID-19 
stimulus grants and increased construction 
costs over the last 2 years have derailed 
the progress that was being made to 
increase the proportion of infill 
development, a proportion which had 
reached 44 per cent in 2020, falling back to 
29 per cent in 2021 (Urban Growth Monitor 
2023) and destined to fall further in 2022 
and 2023.

DWELLING STRUCTURE

DWELLING STRUCTURE
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FIGURE 15
Dwelling structure by state capitals and regions

Source: ABS Table Builder pro 2011 census data.
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The ABS collect data on dwelling 
commencements and completions which 
help track new dwelling supply over time. 
Figure 16 shows dwelling commencements 
for the five main states from 2012. 
Commencements will eventually become 
a dwelling completion adding to dwelling 
stock. Commencements grew in all states 
from 2012 to the end of 2015, largely 
fuelled by population growth and increasing 

dwelling prices. From mid 2018 dwelling 
commencements declined across the 
country before COVID-19 stimulus measures 
delivered a boost to supply, most noticeably 
in WA, SA and QLD. Since the peak in March 
2021, commencements have declined 
steadily. The COVID-19 stimulus pushed 
commencements to their highest level ever 
recorded in Australia during June 2021, with 
the record very much driven by new house 
approvals.  

NEW HOUSING SUPPLY

FIGURE 16
Total dwelling commencements by state

Source: ABS Building activity, Australia.
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Dwelling completions have lagged 
well behind with the 2021 spike in 
commencements yet to feed through to 
completions. Completions are well down on 

2018 levels although commencements are 
expected to feed through into completions 
throughout 2023 - the delay due to the 
sheer volume of work leading to blockages. 

FIGURE 17
Total dwelling completions by state

Source: ABS Building activity, Australia April 2023.
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completed homes. However, completions 
will not be evenly distributed so any 
impact on rental markets will certainly 
not be uniform. The impact on the rental 
sector will also depend on the proportion of 
new completions that will be occupied by 
existing tenants.

Table 11 shows how commencements 
fell across the country from their 2021 peak, 
falling by a third in WA, while completions 
have remained flat. An 
increase in completions throughout 2023 
should have a minor, positive impact on 
private rental markets across the country 
as existing tenants move into their newly 

TABLE 11
Dwelling commencements and completions by state

Dwelling Commencements NSW VIC QLD SA WA

2021 64,495 70,387 44,828 14,956 26,005
2022 49,095 58,944 34,993 13,128 17,404
Change -23.6% -16.3% -22.1% -12.3% -33.1%

Dwelling Completions NSW VIC QLD SA WA

2021 49,494 65,310 31,868 10,770 13,953
2022 46,048 59,978 34,751 12,003 13,977
Change -7.4% -13.0% 9.4% 11.8% 0.2%

Source: ABS Building activity, Australia April 2023.

NEW HOUSING SUPPLY
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and 2014 delivered 32,000 completions 
in 2015 and 28,500 in 2016. The 26,000 
commencements in 2021 have yet to deliver 
any increase in completions. 

Given the amount of work under 
construction, completions into 2023 should 
be well in excess of 20,000 dwellings, 
delivering a level of new supply not seen 
since 2017. Figure 19 shows the number of 
dwellings under construction in WA with 
levels very similar to the 2014/15 boom 
period.

Figure 18 highlights, for WA, the 
lag between commencements and 
completions caused by construction 
blockages. It should be noted that while 
there was a big increase in dwelling 
commencements resulting from COVID-19, 
the number of total dwelling 
commencements was far from a record in 
WA. In 2014 there were 32,000 
commencements compared to 26,000 in 
2021. The difference between the ability of 
the industry to deliver those 32,000 
commencements in 2015 and the pattern 
of completions in 2022 is stark. The 60,000 
commencements across 2013 

FIGURE 18
Dwelling commencements and completions in WA

Source: ABS Building activity, Australia April 2023.
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FIGURE 19
Dwellings under construction in WA
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Figure 19 does provide some encouraging 
data on housing supply for the next 12 
months with 27,000 dwellings under 
construction in December 2022. This should 
result in a doubling of the 14,000 completions 
in 2022. The big difference between 2023 
and 2015 is the number of other residential 
dwellings under construction. Any increase 
over the next 2 years in unlikely due to recent 
construction cost rises meaning revenues 
are not sufficient to make development 
financially feasible in all but the highest value 
locations in the state. 

Building approvals provide useful data 
to track future supply by dwelling type. 
Figure 20 compares building approvals by 
dwelling type across a 10 year period for WA, 
NSW and SA. For WA the figure clearly shows 
the dominance of separate houses and how 
supply collapsed after 2015 for 5 

years. Supply in NSW is almost as volatile 
as WA with a far greater proportion of 
apartments while housing supply is much 
more stable in SA, with a greater proportion 
of townhouse style product. The volatility of 
the WA market, when compared to SA, can 
be attributed to much larger fluctuations 
in population and dwelling price growth 
resulting from an economy dominated by a 
volatile resources industry. 

The lack of dwelling diversity in WA is a major 
concern.  The net infill rate was just 29 per 
cent in 2021, down from 44 per cent in 2020, 
43 per cent in 2019, and 38 per cent in 2018 
(Urban Growth monitor 2023). This is due 
to an increase in greenfield production as a 
result of the COVID-19 stimulus measures 
but also a big drop in net infill development 
from 6,670 dwellings in 2017 to just 2,450 in 
2021. Construction cost increases and labour 
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shortages will see further constraints in infill 
delivery exacerbating the contraction of new 
supply highlighted by the data above. The net 
infill rate is likely to drop further in 2023.

The state cannot continue to rely on 
greenfield development to supply the 
majority of new housing. The UDIA’s Housing 
Ready report (UDIAWA 2022) highlighted how 
future land supply is increasingly fragmented, 
environmentally constrained with significant 
infrastructure requirements and infill 

development has been focused on “easy” 
sites which are almost exhausted. Delivering 
a diverse supply of new housing relies on 
favourable market conditions but also access 
to suitable sites. While the former is beyond 
the control of government, government needs 
to do all it can to ensure a steady supply of 
developable sites, both infill and greenfield, 
that can be quickly brought to market by 
the private sector in response to consumer 
demand. 

FIGURE 20
Building approvals by type of building: WA, NSW and SA
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Western Australia’s construction sector 
workforce has a key role to play in supporting 
the completion of construction projects and 
expanding the state’s housing supply into the 
future. And yet the sector has faced severe 
and persistent skills shortages in many of the 
construction sector trades that are essential 
to deliver new housing stock. 

Evidence of the profile of the construction 
sector workforce in Western Australia can 
be provided by comparing ABS Census data 
between 2016 and 2021 on the number and 
location of construction trades workers. 

This information provides a basis for skills 
shortages in the construction sector to be 
identified by mapping employment growth 
against current data on job vacancies across 
construction trades and occupations.

The skills profile in Table 12 shows just how 
heavily the construction sector workforce 
depends on finishing trades, with electricians, 
carpenters and joiners, bricklayers and 
stonemasons, plumbers and painters, 
plasterers and tilers featuring among the top 
skills required by building companies. 

There has been a noticeable increase in the 
counts of construction managers, contract, 
program, and project administrators and civil 
engineering professionals. 

But this analysis also reveals that 
employment growth in WA has not kept pace 
with the growth in job vacancies for most of 
the trades. The shortages of plasterers, wall 
and floor tilers, carpenters and plumbers are 
especially acute.

WA’S CONSTRUCTION SECTOR WORKFORCE

TABLE 12
Construction sector occupations in WA: counts and growth, 2006-2021 

Source: Bankwest Curtin Economics Centre | ABS Census of Population 2021 and National Skills Commission Skills Priority
List, 2022. 
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The worker shortages experienced by 
construction companies in Western 
Australia tend to be amplified by competing 
demands for skills across other strong 
sectors of the WA economy. 

Table 13 lists the top three competing 
industries for the most common 
construction occupations, and shows that 
the mining industry employs the second 
largest share of electricians - some 21 per 
cent of the total stock of electricians in WA.

Mining also employs the second highest 
shares of structural steel construction 
workers and earthmoving plant operators, 
both over one fifth of the stock of workers in 
these occupations.

This makes clear that WA’s construction 
sector is in competition with mining and 
manufacturing for many of the high-
demand construction trades that are in 
current shortage. 

TABLE 13
Top construction occupations by number of workers, and next-highest industries in terms of 
employment: WA, 2021 

Major Construction 
Occupations

Employed in 
Construction

Share 
(%) Competing Industries

Electricians 9,146 56.4 Mining (21.0%) Manufacturing (7.6%) Electricity, Gas, Water 
and Waste Services 

(4.1%)

Carpenters and Joiners 7,257 88.7 Manufacturing (3.4%) Mining (2.2%) Administrative and 
Support Services 

(1.0%)

Construction Managers 6,363 74.3 Professional, Scientific 
and Technical Services 

(6.4%)

Public Administration 
and Safety (3.3%)

Mining (3.1%)

Plumbers 6,252 86.4 Mining (3.8%) Electricity, Gas, Water 
and Waste Services 

(2.4%)

Public Administration 
and Safety (1.7%)

Architectural, Building 
and Surveying 
Technicians

4,762 63.7 Professional, Scientific 
and Technical Services 

(15.9%)

Public Administration 
and Safety (5.6%)

Mining (5.2%)

Painting Trades Workers 3,713 93.0 Manufacturing (1.5%) Mining (1.0%) Health Care and Social 
Assistance (0.8%)

Building and Plumbing 
Labourers

3,548 78.8 Electricity, Gas, Water 
and Waste Services 

(6.0%)

Mining (3.2%) Manufacturing (3.1%)

Bricklayers and 
Stonemasons

3,361 90.1 Manufacturing (8.2%) Administrative and 
Support Services 

(0.5%)

Electricity, Gas, Water 
and Waste Services 

(0.3%)

Structural Steel 
Construction Workers

2,633 65.4 Mining (22.1%) Manufacturing (4.0%) Administrative and 
Support Services 

(2.3%)

Earthmoving Plant 
Operators

2,570 58.9 Mining (21.3%) Public Administration 
and Safety (5.4%)

Manufacturing (2.9%)

Source: Bankwest Curtin Economics Centre | ABS Census of Population, 2021.
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Construction skills shortages matter to 
housing outcomes in Western Australia. 

Periods of construction worker shortages 
are typically followed by a period of lower 
rental vacancies 12 months after the fact 
(Figure 21) and while the supply of 
construction workers is by no means the 
sole factor influencing vacancies, the 
results of economic modelling confirm a 
strong leading relationship between the two 
variables at the national level.

The association between lower rental 
vacancy rates and unmet demand for 
construction workers is likely to stem from 
the fact that skills shortages contribute to 
longer dwelling completion times and lower 
housing supply.

As evidence of this channel of influence, 
Figure 22 demonstrates that rising 
construction worker job vacancy rates 
coincide with longer building times - most 
notably apartments but also to a lesser 
extent for house and townhouses as well. 
This lengthier completion time then results 
in a reduced rate of housing completions 
roughly 6 months later.

Many regions of WA simply don’t have 
reliable access to construction workers in 
the local area, leading to a labour supply 
shortage and a constrained housing supply 
shortage.

Even when construction workers are in more 
abundant supply, this may not resolve the 
skills shortages being experienced by 
building companies given that construction 
workers do not exclusively work on housing. 
Demand for construction workers from a 
housing perspective also needs to compete 
for demand from offices, retailing, and 
industrial perspectives as well. 

In rural areas, where LGAs can span 
thousands of kilometres, it is always 
difficult to attract a non-mining 
construction workforce. 

Strong transport infrastructure is necessary 
for construction workers to reach rural areas 
and will likely be a factor in ensuring that 
housing stocks remain sustainable in these 
locations.

WA’S CONSTRUCTION SECTOR WORKFORCE
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FIGURE 21
Construction skills shortages and rental vacancy rates: Australia, 2010 to 2023

Source: Bankwest Curtin Economics Centre | Author’s calculations from ABS CAT’s 6354 and 6291, alongside REIA Vacancy Rate 
Data.
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FIGURE 22
Construction worker vacancy rates, and construction times for housing: by type of dwelling: Australia, 
2012 to 2022

Source: Bankwest Curtin Economics Centre | Author’s calculations from ABS CAT 8752.
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Typical housing cost burdens vary 
substantially across locality in Perth and 
Western Australia, both for homeowners and 
those in rented accommodation. 

In this section, we look at the spatial 
distribution of house prices in Western 
Australia employing a detailed suburb-level 
analysis and examine how transaction prices 

and volumes have changed since the Centre’s 
previous Housing Affordability report in 
2021. 

Suburb-level data provided by Corelogic 
enables an examination of price movements 
across Perth suburbs as well as WA’s regional 
centres.  

INTRODUCTION
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In Figure 23, we map the median value of 
property transactions for suburbs within 
each sub-regional area of Perth using data 
provided by Corelogic for the December 
2022 quarter. Lower median transaction 
prices are shown in shades of blue, mid-
range prices are in yellow and orange, with 
red shades indicating progressively higher 
property sales prices.

The map shown in Figure 23 highlights the 
huge variation in prices across areas of 
Greater Perth, with prices highest for houses 
in the inner city, to the Western Suburbs 
along the Swan river and along the coastline 
from City Beach in the north to Cottesloe, 
Mosman Park and Fremantle.

Houses in Peppermint Grove attracted 
a median sales value of $3.4 million in 
2022, with Dalkeith ($3.3 million) and 
Cottesloe ($2.9 million) featuring as the 
most expensive suburbs – with median 
standardised (AVM) house sales in Cottesloe 
growing by more than 37 per cent over the 
last two years.

Trigg ($1.5 million), North Beach ($1.3 
million) and Sorrento ($1.28 million) feature 
among the more expensive localities 
towards the north of Perth, with Joondalup 
($565,000) and Wanneroo ($479,500) 
showing larger sales volumes with lower 
median house sales values over the past  
two years. 

Median transactions values in the more 
affordable precincts of Gosnells ($357,000), 
Butler ($416,000) and Bentley ($487,000) 
have grown moderately over the period in  
and there has been a major surge in prices 
in areas such as Forrestdale in the south 
(49% higher at $655,000 in 2022 compared 
to 2020).

Closer to the city, house prices in North 
Fremantle and East Fremantle continue to 
appreciate, with growth of more than a third 
to $1,3 million and $1.4 million respectively 
since 2020.

House prices in the regional areas of
Rockingham ($450,000) and Mandurah
($334,000) have increased over the past two
year but remain more affordable than areas
closer to Perth city.

A COMPARISON OF HOUSE PRICES ACROSS WA SUBURBS 
AND REGIONS 

Houses in Peppermint 
Grove attracted a 
median sales value of 
$3.4 million in 2022, 
with Dalkeith ($3.3 
million) and Cottesloe 
($2.9 million) 
featuring as the most 
expensive suburbs.

Trigg ($1.5 million), 
North Beach ($1.3 
million) and Sorrento 
($1.28 million) feature 
among the more 
expensive localities 
towards the north of 
Perth.
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FIGURE 23
Median and lower quartile house prices by Perth suburb: December 2022

Note: House prices are 2022 median prices for all established for each Perth regional sub-market.
Source: Bankwest Curtin Economics Centre | Authors’ mapping based on Corelogic (2023) data.
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The prices of residential units across Perth 
at the end of 2022 (Figure 24) are 
generally more affordable but do vary 
substantially across suburbs. 

The median transaction value for multi-
residential units in the Perth metropolitan 
area rose to $429,000 but remain below 
$300,000 for units in a host of suburbs to 
the north (for example, Butler at 
$275,000), north east (Mirrabooka at 
$243,000) and south east (Gosnells at 
$275,000).

Multi-residential unit sales prices 
have increased to beyond $300,000 in 
Rockingham (at $320,000), and Mandurah 
(at $305,000).

The most expensive sales of multi-
residential units took place in Cottesloe 
(with a median 2022 transaction value of 
$895,000), North Fremantle ($895,000), 
Swanbourne ($766,500) and Hillarys 
($726,000).

Corelogic collects sales data for major 
regional centres. The median price of 
established houses in these centres are 
mapped in Figure 25 for the December 
2022 quarter to better understand the 
spatial distribution of housing transactions 
across Western Australia.

The higher priced regional urban centres 
remain concentrated in Port Hedland and 
tourism locations such as Broome and 
Busselton (Figure 25) with lower price 
transactions in Karratha and Kalgoorlie 
reflecting the changing fortunes of the 
resources sector in the Mid West and 
Goldfields
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FIGURE 24
Median and lower quartile price of residential units by Perth suburb: 2022

Notes: Multi-residential unit prices are 2022 median prices for all multi-residential units for each Perth regional sub-market.
Source: Bankwest Curtin Economics Centre | Authors’ mapping based on Corelogic (2023) data.
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FIGURE 25
Median house prices by WA regional centres: 2022

Notes: House prices are 2022 median prices for all established houses for each WA sub-regional housing market. Income is 
median total household annual gross income for each region, imputed from Census 2021 and uprated to 2022 dollars.
Source: Bankwest Curtin Economics Centre | Authors’ mapping based on Corelogic data.
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The market trends analysis shown earlier 
in this report demonstrates that houses in 
Western Australia are relatively affordable 
compared to most other state jurisdictions 
around Australia. 

Comparing the typical (median) house sales 
price with the median household annual 
income in each capital city, Perth is the 
second most affordable capital city for 
typical families (Table 14) and offers a price-
to-income ratio of 5.6 to the prospective 
homeowner. This is less than half the median 
price-income ratio for Sydney (at 12.5) and 
substantially lower than Melbourne (at 9.2).

Table 14 provides two further different 
metrics of comparative affordability (in the 
coloured columns on the right) that contrast 

the share of income required to service a 
variable mortgage at different interest rates. 

The first series compares the share of income 
for a mortgage with a 10 per cent deposit 
and 30 year term (typical for a first home 
buyer), while the second a mortgage with a 
30 per cent deposit and 25 year term (typical 
for an established mortgage holder trading 
up or down).

Figure 26 maps these outcomes and the 
results for Perth are in stark contrast to 
those in Sydney where almost every local 
government area requires a household to 
spend over 30 per cent of their income on 
mortgage payments. The map of Australia 
highlights how unaffordable the east coast 
has become.

HOW DOES HOUSING AFFORDABILITY IN WESTERN AUSTRALIA 
COMPARE TO OTHER STATES?

TABLE 14
Median price-income ratios for established houses: states and territories, 2022

Notes: Capital cities and regions ordered by price-to-income (p/i) ratio. Sales price is the 2022 median house sales prices for all 
jurisdictions. Income is median household gross annual income for each capital city and regional area, imputed from Census 
2021 and uprated to December 2022 dollars.
Source: Bankwest Curtin Economics Centre | Authors’ calculations from Corelogic (2023) and ABS Census 2021 data.

HOUSING AFFORDABILITY IN WESTERN AUSTRALIA 2023:
BUILDING FOR THE FUTURE

60 BANKWEST CURTIN ECONOMIC CENTRE | FOCUS ON WESTERN AUSTRALIA REPORT SERIES

60



61

FI
G

U
R

E
 2

6
H

ou
si

ng
 a

ff
or

da
bi

lit
y 

by
 s

ta
te

 a
nd

 te
rr

it
or

y 
ci

ti
es

 a
nd

 re
gi

on
s:

 D
ec

em
be

r 2
02

2

N
ot

e:
 H

ou
se

 p
ric

es
 a

re
 2

02
2 

m
ed

ia
n 

pr
ic

es
 fo

r a
ll 

es
ta

bl
is

he
d 

fo
r e

ac
h 

ju
ris

du
ct

io
n 

an
d 

re
gi

on
. 

So
ur

ce
: B

an
kw

es
t C

ur
tin

 E
co

no
m

ic
s 

Ce
nt

re
 | 

Au
th

or
s’

 m
ap

pi
ng

 b
as

ed
 o

n 
Co

re
lo

gi
c 

da
ta

.

HOW DOES HOUSING AFFORDABILITY IN WESTERN AUSTRALIA COMPARE TO OTHER STATES?

BANKWEST CURTIN ECONOMIC CENTRE | FOCUS ON WESTERN AUSTRALIA REPORT SERIES

61



In this section we examine local variations 
in housing affordability across Perth and 
regional WA using the ‘price-to-income’ ratio 
to compare the sales prices of properties in 
each sub-regional market across Perth and 
WA with the incomes of households who live 
in those areas.

We explore two variants of the price-income 
ratio to better understand how the housing 
market serves different sections of the 
WA population. Alongside the usual ratio 
of median price to median income, as an 
affordability measure for the ‘typical’ WA 
household, we also compare the lower-
quartile house or unit price (i.e. the bottom 
quarter of prices) with the lower-quartile level 
of income of the poorest quarter of the local 
population. 

Table 15 shows the ‘median multiples’ or 
price-income ratios for the median prices of 
established houses sold across Perth and 
in the regional centres. The top three most 
expensive sub-markets are in the western 
suburbs of Cottesloe and Claremont ($2.12 
million), Perth City ($1.23 million) and South 
Perth ($1.13 million). These three sub-
regional areas also have the highest price-
to-income ratios, with Cottesloe-Claremont 
the most unaffordable (orange and red) 
with typical housing transaction prices 
at 10.6 times median household income 
for the area (up from 9.3 in 2020). This is 
despite a median household income for this 
collection of suburbs of around $198,891. 
The sub-markets with the next two highest 
price-income ratios are Fremantle and 

Melville which are also relatively unaffordable 
(orange) with price-income ratios of 8.2 or 
more. 

Table 15 also shows a comparison of the 
ratios and rankings with our last report.  
While our previous 2021 report indicated 
some softening in the price-to-income ratios 
between 2018 and 2020, this report shows 
clear and consistent rises across almost all  
sub-regions between 2020 and 2022. There 
is also a general pattern of higher ratios, 
indicating declining affordability, in those 
areas with the highest incomes and prices.

On the other end of the spectrum, the 
sub-markets with the lowest five median 
price-to-income ratios are in Serpentine-
Jarrahdale, Gosnells, Swan and Kwinana. 
Their ratios range from 4.1 to 4.8, with 
all except Arrmadale showing declining 
affordability between 2020 and 2022.  
Armadale and Stirling are the only two areas 
in Greater Perth that have marginally 
improved their affordability over the last two 
years. 

Looking at the Greater Perth region overall 
we can see that the median house price 
($647,331) represents an ‘affordable’  
27.1 per cent (green) share of a first home 
buyer on a median income ($115,938). With 
a mortgage interest rate of 5.0 per cent 
this becomes only ‘moderately affordable’ 
(yellow) 32.4 per cent share of income (with a 
further rise to 6.5 per cent equating to 38.1% 
of income). 

HOW AFFORDABLE ARE PERTH’S SUBURBS?
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TABLE 15
Median price-income ratios for established houses, by WA housing sub-region: 2022

Notes: Suburbs and regions ordered by local area price-to-income (p/i) ratio. Sales price is the 2022 median price for all types 
of established housing for each sub-regional housing market area.  Income is median household gross annual income by sub-
regional market, imputed from Census 2021 and uprated to December 2022 dollars. 
Source: Bankwest Curtin Economics Centre | Authors’ calculations from Corelogic (2023) and ABS Census 2021 data.

In contrast, an established home buyer in 
Greater Perth on the same median income 
purchasing the same median priced house 
who is able to access a 30 per cent deposit 
and 25 year term mortgage is only paying 
a 23.5 per cent share of income to service 
the loan. For mortgage rates of 5 per cent 
this still remains an ‘affordable’ 27.4 per 
cent of income, becoming only ‘moderately 
affordable’ 31.7 per cent of income when 
interest rates rise to 6.5 per cent.

Looking at the regional centres outside of 
Greater Perth we can see that median house 
prices are mostly affordable or moderately 
affordable for those on median incomes. 

The south west towns of Augusta, Margaret 
River and Busselton are at risk of becoming 
‘unaffordable’ if interest rates rise to 5.0 per 
cent or 6.5 per cent, while most other centres 
remain within reach.
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Table 16 presents price-income ratios 
that compare the lower quartile price of 
established houses with the lower quartile of 
household incomes in each sub-regional area. 
Cottesloe, South Perth and Fremantle are 
the least affordable areas for lower income 
families in 2022 along with Fremantle and 
Melville, while Kwinana, Armadale, Swan and 
Gosnells are most affordable. 

When we compare loan to income ratios 
for median house prices and household 
incomes to those in the lower quartile of 
prices and incomes (Tables 15 versus 16), 
we see that there is a significant gap in the 
availability of affordable properties for those 
on lower incomes (bottom 25%) throughout 
Greater Perth and in most regional centres. 

This shows the cost burden of owning a 
home is significantly higher for households 
on lower quartile incomes, even when 
house prices are drawn from the lower 
end of the market – as highlighted by the 
preponderance of orange and red.

For example, the Fremantle area shows a 
median price-income ratio of 8.1, but this 
rises to a multiple of 12.1 for lower income 
earners targeting lower priced houses. 

The same holds true of most regional 
centres, with only Karratha, Port Hedland 
and Kalgoorlie-Boulder having established 
houses deemed affordable for low income 
households. 

TABLE 16
Lower-quartile price-income ratios for established houses, by WA sub-region: 2022

Notes: Suburbs and regions ordered by local area price-to-income (p/i) ratio. Sales price is the 2022 lower quartile price for 
all types of established housing for each sub-regional housing market area.  Income is lower quartile household gross annual 
income by sub-regional market, imputed from Census 2021 and uprated to December 2022 dollars. 
Source: Bankwest Curtin Economics Centre | Authors’ calculations from Corelogic (2023) and ABS Census 2021 data.

Cottesloe, South 
Perth and Fremantle 

are the least 
affordable areas for 

lower income
families in 2022 

along with Fremantle 
and Melville.

Housing affordability 
for lower income 

earners has 
deteriorated in most 

areas of regional WA. 
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A similar comparison of prices of multi-
residential units (rather than established 
homes) with median household incomes 
(Table 17) shows that the decline in 
affordability has been lower for this housing 
form, with units becoming marginally more 
affordable in some areas (with the price-to-
income ratio changing between -0.6 to +1.2). 
Fremantle ranks highest in terms of the 
median price-income ratio for multi-
residential units at 4.7, with little change 
since 2020.

A typical multi-residential unit in Fremantle 
now costs around $614,732 (up from 
$557,500 in 2020). However median income 
has risen at a similar rate, maintaining 
proportionality. Cottesloe-Claremont ranks 

higher in the median price of a unit, at 
$639,031, but is more affordable to local 
residents given the higher level of median 
household income in the area.

Prices for multi-residential units across 
WA’s regional areas have generally fallen 
more  than in Greater Perth. Augusta, 
Margaret River and Busselton rank highest, 
with a price-income multiple of 3.5 in 2022 
(easing from 3.8 in 2020 and 4.8 in 2018). 

Overall median priced units remain 
affordable for median income households 
across the board, even with variable rates 
rising to 5.0 per cent or 6.5 per cent.

Fremantle ranks 
highest in terms of the 
median price-income 
ratio for multi-
residential units, at 
4.7, with little change 
since 2020. 

TABLE 17
Median price-income ratios for multi-residential units, by WA sub-region: 2022

Notes: Suburbs and regions ordered by local area price-to-income (p/i) ratio. Sales price is the 2022 median price for all types 
of residential units for each sub-regional housing market area.  Income is median household gross annual income by sub-
regional market, imputed from Census 2021 and uprated to December 2022 dollars. 
Source: Bankwest Curtin Economics Centre | Authors’ calculations from Corelogic (2023) and ABS Census 2021 data.
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TABLE 18
Lower quartile price-income ratios for multi-residential units, by WA sub-region: 2022

Notes: Suburbs and regions ordered by local area price-to-income (p/i) ratio. Sales price is the 2022 lower quartile price for all 
types of residential units for each sub-regional housing market area.  Income is lower quartile household gross annual income 
by sub-regional market, imputed from Census 2021 and uprated to December 2022 dollars. 
Source: Bankwest Curtin Economics Centre | Authors’ calculations from Corelogic (2023) and ABS Census 2021 data.

The affordability of multi-residential units in 
the lower quartile price range is not quite as 
positive for households on lower incomes, 
but the change in unit affordability is not 
as bad as it is for lower quartile established 
houses. 

Melville now outranks Fremantle as most 
unaffordable to local residents for multi-
residential units, with a lower quartile unit 
price of $474,925 (largely due to high end 
apartments being developed in the Canning 
Bridge precinct).  This is 6.8 times the lower 
quartile income for the area, representing an 
increase of +3.4 in the price-to-income ratio 
since 2020 (up from $385,500). 

Multi-residential units at the lower end of 
the price range are least affordable in 
Mandurah and the South West, with lower 
quartile price-income multiples for units of 
5.5 and 5.1 respectively in 2020. 

The situation looks slightly more positive 
for established lower quartile households 
buying units than it does for first unit 
buyers, with most sub-regions remaining 
affordable at variable rates between 3.5 to 
6.5 per cent. 

Fremantle again 
ranks as most 

unaffordable to local 
residents for multi-

residential units, with 
a lower quartile unit 

price of $415,000. 
This is 7.1 times the 

lower quartile income 
for the area. 
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Increased rental cost pressures have been 
shared by all states and territories over 
the period since the onset of the COVID-19 
pandemic. This has created challenges for 
households across the country in meeting 
rising rental costs alongside accelerating 
cost of living pressures. 

This report looks comparatively at the 
relationship between vacancy rates and 
rental costs in Perth compared to the other 
state capitals and examines whether WA 
is facing different pressures compared to 
the rest of the country in relation to rental 
availability and affordability. 

We also look at how rental costs have 
changed over time across Perth’s suburbs, 
and in regional areas of the state. 

Rental vacancies are increasingly hard to 
find, especially in Greater Perth, with the 
shortage of affordable rental supply creating 
challenges for those seeking to relocate 
within the state, and those returning to 
Western Australia from interstate

Supply of listings for rent 
Perth’s private property rental market
continues to experience polar extremes, as it
reflects the boom-and-bust cycle of WA’s
resource-driven economy. The latest time
series for Perth and WA regions (Figure 27)
shows a dramatic decline in the volume of
rental listings from the 2017 peak to 2023
for Greater Perth and Bunbury, with a similar
but less extreme trend apparent for other
regional centres such as Geraldton and
Busselton (that also serve as a base for the
FIFO workforce).

Greater Perth drops from a high of close to
60,000 listings in 2017 to around 1,100
listings in 2023, while Bunbury drops from
3,000 listings to about 900.

This is in contrast to findings in previous
BCEC Housing Affordability reports, where we
saw the exodus of interstate migrants and
the drop in population growth following the
mining boom driving Perth’s rental vacancy
rate up from one per cent in 2012 to nearly
five and a half per cent in the September
2016 quarter (SQM Research n.d.) then fall to
around three per cent by mid-2019.

RENTAL MARKET TRENDS 
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FIGURE 27
Volume of rental listings: Perth and WA regions, 2017 to 2023

Source: CoreLogic RP data volume of rental listing (12-month) data.
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The 2015-2019 period of declining rents, 
high vacancy rates, and declining property 
values created a highly unfavourable market 
for Perth residential property investors. 
Residential property investment declined 
by $855 million, or 85 per cent, from the 
peak in September 2014 to May 2020 (ABS 
2023b). The decline in the rental vacancy 
rate and listings for rent over this period 
was not solely due to a combination of 
increasing demand and decreasing supply.

The rebound in Perth’s property market, 
which displayed some “green shoots” in late 
2019, began accelerating with the COVID-19 
monetary and fiscal stimulus policies. The 
increase in dwelling prices had two divergent 
effects on residential housing investment 
in Perth. Firstly, the rise in dwelling prices 
encouraged a return of investors to the 
market, and the value of WA’s new loan 
commitments for investors increased 
from a low of $156 million in May 2020 to 

$731 million in March 2022. Secondly and 
conversely, the increased dwelling prices 
incentivised existing investors who suffered 
through WA’s property downturn from 
2015-19 to exit the market. 

The exodus of existing investor supply 
outweighed new investor supply. CoreLogic’s 
Perth 12-month rental listing volume 
decreased from 35,743 in mid-2020 to 
21,273 at the end of 2022, a fall of more 
than 40 per cent, as illustrated in Figure 27. 
Furthermore, REIWA reported, using rental 
bond data, that 19,000 rental properties 
were removed from the rental pool over two 
years (REIWA, 2023).

With more investors leaving than entering 
the market and the population increasing 
with new migrants having a preference to 
rent, Perth’s rental market is facing a perfect 
storm. Furthermore, the delays in dwelling 
construction and the decline in building 
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approvals discussed earlier in the report 
indicate housing supply will remain 
inadequate and affordability likely 
worsen with forecast increased migration.

Rising dwelling rents may encourage 
property investors to remain in or enter 

the market, increasing the supply of rental 
properties. This, however, has the 
potential to increase the demand for 
housing, and considering the under-supply 
of new dwellings, it would further decrease 
affordability, particularly for first home 
buyers.

Alongside the rental vacancy rate, average 
weekly rental costs are the other indicator of 
market activity, and rental costs are a major 
element of essential living costs for most 
households, particularly those on lower 
incomes.

Figure 28 shows a longer time series 
for median weekly house rental costs in 
Australian capital cities, covering the last 
decade from December 2012 to 2022. 
Most Australian capital cities show a clear 

and consistent trend of rising rental costs 
over the decade, with comparatively little 
volatility. Perth and Darwin stand out, from 
highs in mid 2013 down to a low in around 
2017 before climbing again to 2022. 

Both cities show the impacts of the boom-
bust cycle of a resource driven economy, 
with Darwin being smaller and hence more 
volatile.

FIGURE 28
Median house rents: states and territories, 2007 to 2021 

Notes: Median rental costs are sourced from data produced by the Real Estate Institute of Australia (REIA). Data are for median 
rental costs of three-bedroomed houses.
Source: Bankwest Curtin Economics Centre | Authors’ calculations from REIA REMF-5 and REMF-11 (2021).
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Rental costs for a 
three bedroomed 

property have 
increased by 17.6 per 

cent in the last 
eighteen months, the 

highest percentage 
increase of all capital 

cities apart from 
Darwin (at 28.2%).
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FIGURE 29
Median rents and vacancy rates: states and territories, 2007 to 2023
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Brisbane vacancy rate Brisbane rent (median)
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Sydney vacancy rate Sydney rent (median)
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Melbourne vacancy rate Melbourne rent (median)
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Adelaide vacancy rate Adelaide rent (median)
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Hobart vacancy rate Hobart rent (median)
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Canberra vacancy rate Canberra rent (median)
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Darwin vacancy rate Darwin rent (median)

(a) Perth (b) Brisbane

(c) Sydney (d) Melbourne

(e) Adelaide (f) Hobart

(g) Canberra (h) Darwin

Notes: Median rental costs and vacancy rates sourced from Real Estate Institute of Australia. Data are for metro areas.
Source: Bankwest Curtin Economics Centre | Authors’ calculations from REIA REMF-5 and -11 (2023).
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Over nine quarters to December 2022, the 
weekly cost of a three-bedroomed rental 
property in Perth has risen by $155, from 
$340 to $495, an increase of 45 per cent, 
and the highest of all capital cities.

A comparison of median rental costs to 
vacancy rates for each Australian state 
capital city (Figure 29) gives an indication of 
the strength of this interaction in different 
capitals. 

We can see that the general underlying trend 
of slowly rising rental costs (the coloured 
lines) is moderated to some extent by higher 
vacancy rates (in grey), with a dip in prices as 
vacancies climb over around 3 per cent. 

This trend is generally softer in larger cities 
(e.g. Sydney and Melbourne) and stronger in 
smaller ones (e.g. Canberra and Hobart). 
Both Perth and Darwin show more of a cyclic 
boom and bust pattern, with Darwin being 
smaller and more volatile. 

FIGURE 30
Greater Perth rental costs and vacancy rates: June 2019 to March 2023

Source: Bankwest Curtin Economics Centre | Authors’ calculations from REIA market data REMF-5 and REMF-11 (2023) 
and Corelogic (2023) data.
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The median rent for houses in Perth has 
risen consistently by around $15 per week 
each quarter from September 2020 to 
March 2023 – a combined increase of $151 
over ten quarters (Figure 30). The story is 
substantially the same for units.

The strong relationship between rental 
costs and vacancy rates in Perth can be 
seen clearly in Figure 31. We have inverted 
the vacancy rate here to make clear how 
vacancies impact on rental prices in a tight 
market. 

The analysis shows that it takes around 18 
months for rental costs to increase in 
response to falling vacancy rates (first 
between 2009 and 2012, then between 2017 
and 2022) and between 6 and 9 months for 
rents to fall once vacancy rates start to rise 
(between 2012 and 2016).

This may seem to suggest that landlords are 
quick to reduce rents in a falling market (to 
keep hold of existing tenants), but slower 

to raise rents in a rising market (balancing 
potential monetary gain against the risk and 
cost of losing tenants. This rental price lag in 
a rising market appears more pronounced in 
2018 and 2019, with the correction then 
being much steeper. 

This pre-dates the  COVID-19 rental eviction 
moratorium, which was put in place by 
the WA Parliament between April 2020 
and March 2021. During this period rents 
continued to rise sharply, while the vacancy 
rate remained comparatively stable (at a 
historic low). It is hard to tell from these 
figures whether the moratorium had any 
additional impact on evictions, as the 
vacancy rate may have already bottomed 
out before it came into place.

The extent to which the current trend of 
rising rental costs can be reversed depends 
on a number of factors, not least of which is 
the tightness of the rental market and 
historically low vacancy rates which have 
remained under one per cent for over two and 
a half years. 

The median rent for 
houses in Perth has
risen consistently by 
around $15 per week
each quarter from 
September 2020 to
March 2023 – a 
combined increase 
of $151 over ten 
quarters.

FIGURE 31
Median rental cost and vacancy rate (inverse): Perth, December 2009 to December 2022 

Notes: Median rental costs and vacancy rates are sourced from data produced by the Real Estate Institute of Australia (REIA). 
Median rents are presented for a standard three-bedroomed house. Data are for Perth metro area.
Source: Bankwest Curtin Economics Centre | Authors’ calculations from REIA REMF-5 and REMF-11 (2023).
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Figure 32 maps the changing relationship 
between median rental costs and vacancy 
rates in Perth over the last two decades. This 
mapping allows us to track this relationship 
over successive economic cycles - with rents 
rising rapidly through the 2003-2007 mining 
boom as vacancies tighten (orange). Rents 
continued to rise then stabilised during the 
Global Financial Crisis in 2007 to 2009 as the 
vacancy rate rose rapidly from 1.4 per cent 
to 4.6 per cent (blue). The post GFC recovery 
phase between 2010 and 2013 then saw the 
vacancy rate contract back to below 2 per 
cent, with some lag before rents then rose 
rapidly from $350 in 2010 to a peak of $450 
in 2013 (red). 

State Final Demand grew through the period 
from 2013 to 2016 (gold) seeing the vacancy 
rate rise from 2.3 per cent up to over 6.5 
per cent, while rental prices fell in parallel 
from the peak of $450 down to $350, then 
State Final Demand stabilised, with rents 
bottoming out at around $325 per week and 
the vacancy rate hit a peak of over 

7.2 per cent in March 2017 before rising to 
under 2 per cent in March 2020. We then see 
the vacancy rate fall below 1 per cent during 
the COVID-19 period in September 2020, 
leading median rental cost to rise rapidly 
from $350 up to $450 per week then 
continuing to rise even further in the post 
COVID-19 period towards a current peak of 
just under $500 per week. There was a minor 
and short-lived recovery in the vacancy rate 
at the end of the COVID-19 period, bouncing 
up to over 1.2 per cent before contracting 
down to a historic low of 0.6 per cent in late 
2022.

This series of cycles evidences a strong 
relationship between rental availability 
(stock) and affordability (weekly rental) and 
a strong cyclic pattern of boom and bust 
within the WA economy, with some lag in 
rental increases on the up-cycle, and more 
responsive rental pricing when the market 
opens up.

There is a huge 
imperative to 

bring more rental 
properties onto the 

Perth market to 
release the upward 
pressure on rental 

costs. 

Rent increases will 
weigh heavily on 

household budgets, 
especially for lower 

income families, 
many of whom are 

already in rental 
stress and facing 
higher rental cost 

burdens well in 
excess of 30 per cent.

FIGURE 32
Median rents and vacancy rates: Perth, March 2004 to December 2022

Notes: Median rental costs and vacancy rates are sourced from data produced by the Real Estate Institute of Australia (REIA). 
Median rents are presented for a standard three-bedroomed house. Data are for Perth metro area.
Source: Bankwest Curtin Economics Centre | Authors’ calculations from REIA REMF-5 and REMF-11 (2023).
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This has to be an issue of concern for policy 
makers and WA business, due to the 
sustainability, predictability and marginal 
cost of these ongoing dramatic economic 
swings. It creates an environment of 
investment uncertainty, with the incentive 
to invest in housing stock development 
strongest in those boom cycles where 
skilled labour is constrained within the 
construction industry, materials become 
more difficult to source in a timely fashion, 
and hence the risk of rising construction 
costs is both uncertain and potentially high.

Historically the short term nature of the 
political cycle in WA has tended to mean 
that incumbent governments are highly 
responsive to the cycle, with more incentive 
to invest in stock and infrastructure in the 
boom periods, and little political will to do 
so when the economy tightens. This means 
infrastructure investment costs are higher 
and there is a greater risk of budget over-
runs and blow-outs. 

Arguably, a more strategic, sustainable and 
cost effective approach is to develop longer 
term policies that invest counter cyclically 
in infrastructure, including social and 
affordable housing to smooth things out 
during the downturns – when construction 
is more cost effective, and construction 
companies may be inclined to drop their 
margins to maintain a skilled workforce 
through a slump.

There is a huge imperative to bring more 
rental properties onto the Perth market to 
release the upward pressure on rental costs. 

Rent increases of this magnitude will weigh 
heavily on household budgets, especially 
for lower income families, many of whom 
are already in rental stress and facing 
higher rental cost burdens well in excess of 
30 per cent.

This section so far has discussed the 
relationship between vacancy rate and 
rental affordability based on median 
rental costs. However, our analysis also 
demonstrates that the relative lack of 
affordable ownership options for lower 
income households means that access to 
affordable lower quartile rental properties is 
crucial to the living costs and financial 
wellbeing of lower income households. This 
issue is taken up in the next section – where 
we look at affordability by location in the 
Greater Perth region and regional WA.
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The private rental sector is a critical 
component of WA’s housing market, and as 
discussed in the previous chapter, may be the 
only feasible housing option for many on 
lower incomes or facing difficult socio-
economic situations.

In this section, we extend our earlier analysis 
to explore rental affordability across Perth 
and regional WA using Corelogic data on 
suburb level rental costs between 2017 and 
2023.

Established house rentals 
Rental cost burdens have  risen significantly 
since BCEC’s last housing affordability 
report, growing around 9 to 14 per cent in the 
last year alone, and around 30 to 43 per cent 
over the past five years (as seen in Table 19). 

Areas around the Swan River, to the north of 
Perth city centre and along the northern 
coastal strip remain among the most 
expensive rental sub-markets for typical 
(median) families with rental costs above 
$650 per week (see Figure 33). Within 
Greater Perth, a greater share of lower cost 
house rentals are located to the south and 
south east of Perth city, around Gosnells and 
Kwinana (with a median rental cost of $442 
per week) and Armadale ($460). 

In contrast to previous BCEC Housing 
Affordability reports, the recent percentage 
rises in rental costs have been as high or 
higher in these traditionally more affordable 
suburbs – with Kwinana rising +14.5 per 
cent, Gosnells +13.7 per cent and Armadale 
15.3 per cent showing some of the highest 
proportional increases in costs. In short, 
record low vacancy rates and a lack of new 
stock has led to more uniform high prices 
across the board. Landlords in less desirable 
suburbs, where much of the stock is older 
and of poorer quality, have been able to raise 
rents significantly due to the lack of other 

options. This is likely to have a significant 
impact on the living costs and financial 
vulnerability of lower income households.

Looking at the comparative rent to income 
ratios for median income versus lower 
quartile income households, we can see 
the impact quite clearly. While all the sub-
regions in Greater Perth remain affordable 
(i.e. below 30% of weekly income) for median 
income households (ranging from around 
20% to 26% of income), there are now no 
sub-regions within Greater Perth deemed 
affordable for those lower income households 
(ranging from 33% to 42% of income), 
with most deemed only ‘moderately 
affordable’. This contrasts with previous 
reports in which a proportion of suburbs 
(such as Mandurah, Gosnells and Armadale) 
were deemed ‘affordable’ to lower income 
families. Rent-to-income ratios for lower 
income families are above 33 per cent in 
most of Perth’s sub-regional areas, and have 
risen since 2018.

Interestingly, the rents for established 
houses at the lower end of the market are 
only a little different to median rents in most 
areas of the Greater Perth area.

The rent-to-income ratios in regional housing 
markets have also risen at least as much as, 
and sometimes much more in the last year 
than those in the Greater Perth region. 
Broome (22.9%) Kalgoorlie-Boulder (19%), 
Port Hedland (18%) and Augusta-Margaret 
River-Busselton (17.8%) show by far the 
largest increases in the state. Regional rental 
affordability increases over the last five years 
have seen some previously affordable 
regional areas rising dramatically – including 
Port Hedland (up 92.7%), Karratha (82.7%) 
and Broome (50.5%). 

RENTAL AFFORDABILITY BY LOCATION: HOW DO SUBURBS COMPARE?

There are now no 
sub-regions within 

Greater Perth 
deemed affordable 

for those lower 
income households 
(ranging from 33% 
to 42% of income) 
with most deemed 

only ‘moderately 
affordable’.
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FIGURE 33
Median rents for established houses, by WA suburb: 2022

Notes: Rental costs are median weekly rental costs for all residential houses for each regional suburb during 2022.
Source: BANKWEST CURTIN ECONOMICS CENTRE | Authors’ mapping based on Corelogic data.
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TABLE 19
Rental costs for established houses by Perth suburb and WA region: 2022

Notes: Suburbs and regions ordered by local area rent-to-income (r/i) ratio. Rental value is the 2022 median rent for all types
of established housing for each housing market area. Income is median household gross weekly income by sub-regional
market, imputed from Census 2021 and uprated to 2022 dollars.
Source: Bankwest Curtin Economics Centre | Authors’ calculations based on Corelogic (2023) and ABS Census 2021.

Multi-residential unit rental
Table 20 looks at rental income ratios 
for multi-residential units, providing a 
comparison of median and lower quartile 
price-to-income ratios, and tracking changes 
over the last year and last decade. By 
comparison to the rent income ratios for 
detached houses (Table 19), multi-residential 
units appear to offer more affordable 
options for both median and lower quartile 
households – with all sub-regions in Greater 
Perth ranging between 16-21 per cent of 
income and deemed ‘affordable’ for median 
income families, and around half of the 
sub-regions either ‘affordable’ (23-29%) or 
‘moderately affordable’ (30-34%) for lower 
quartile families.

Rent to income ratios for multi-residential 
units increased substantially across the 
board over the last 12 months, with most 
increases ranging from 9 per cent to 15 per 
cent and also over the last decade (ranging 
from around 25% to 39%). While units still 
remain comparatively more affordable than 
detached houses (ranging from around 
$320 to 500 per week median rent, 
compared to a range of $450 to $650 for 
houses), the price rises over the last year 
(9% to 15% for units against 8% to 14% for 
houses) have been comparable. 
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Looking at price income ratios for multi-unit 
dwellings in regional centres also shows a 
similar picture. Rent price rises for units 
appear to be more volatile than those seen for 
detached houses (Table 19), although this 
may in turn reflect greater variability due to 
the comparative lack of muti-unit stock in 
many regional centres. Again, we see median 
price units are deemed affordable to median 
income families in all regional centres, while 
more than half of lower quartile rentals are 
deemed affordable to low income households. 

Rent rises for units over the last year 
(around 9% to 15%) and five years 
(between 9% and 101%) also show a 
similar trend to that for regional housing, 
with a bit more volatility. The most 
dramatic increases are in the same 
regional centres – with Port Hedland 
jumping 101 per cent, Karratha  70 per 
cent and of Augusta-Margaret River-
Busselton by 36 per cent.

TABLE 20
Median rent-income ratios for multi-residential units, by WA sub-region: 2022

Notes: Suburbs and regions ordered by local area rent-to-income (r/i) ratio. Rental value is the 2022 median rent for all types 
of multiresidential units for each REIWA sub-regional housing market area. Income is median household gross weekly income 
by sub-regional market, imputed from Census 2021 and uprated to 2020 dollars.
Source: Bankwest Curtin Economics Centre | Authors’ calculations based on Corelogic (2023) and ABS Census 2021.
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FIGURE 34
Median rental costs for established houses by WA regional centres: December 2022

Notes: Rental costs are median weekly rental costs for all residential units for each regional suburb during 2022.
Source: Bankwest Curtin Economics Centre | Authors’ mapping based on Corelogic data.
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We highlighted earlier in this report the 
‘stickiness’ of rental costs at the lower 
end of the market in many areas of Perth 
and Western Australia. With weekly rents 
for houses and units spread within only a 
narrow range, lower income families face 
greater challenges when seeking to adjust 
their rents to suit their incomes. As a result, 
families with limited income either have 
to bear a greater degree of rental stress, 
or compromise substantially on location 
(but where costs associated with travel to 
work or school might increase, and where 
amenity may be reduced). 

To provide a disaggregated analysis of the 
degree of rental stress faced across Perth’s 
suburbs, Figure 35 and Figure 36 map 
respectively the median and lower quartile 
rent to income ratios for each suburb in 
Perth metropolitan, using a combination 
of Corelogic transactions data for rents 
and 2021 Census data. The colour scale is 
set such that yellow shading represents a 
suburb with a rent-income ratio of around 
30 per cent - the standard benchmark for 
housing affordability - with darkening 
shades of greens and blues showing suburbs 
that are progressively more affordable to 
the local population, and darkening shades 
of orange and red showing suburbs that are 
progressively less affordable. 

Looking first at measures of rental 
affordability for the typical family using 
median rent-income ratio (Figure 35), the 
predominant picture is one of affordable 
rents for those families on median incomes 
across most of Greater Perth. This 
is particularly the case in suburbs around 
Cockburn, Gosnells to the south of the city, 
Wanneroo and Joondalup to the north, 
Bayswater to the east of the city, and 
further south, in Baldivis to the east of 
Rockingham. 

The university suburbs of Bentley and 
Crawley are relatively unaffordable in terms 
of median rents compared with 
surrounding suburbs. But the picture 
changes substantially when looking at the 
level of rental affordability among families 
on lower incomes when seeking lower price-
point rental properties within their suburbs 
(Figure 36). 

Very few suburbs are shown with rent-to-
income ratios in the comfortably affordable 
range (below 30%) for families in the lowest 
quarter of incomes. 

A LOCALISED PICTURE OF RENTAL COST BURDENS IN WA
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FIGURE 35
Rental cost burdens for established houses by Perth suburb, December 2022

Note: Rental costs are based on Corelogic (2023) rental listings data for houses in the December 2022 quarter.  Household 
incomes are derived from ABS Census 2021 data, uprated to 2022 dollars. Sub-regions are defined according to the ABS SSC 
geographical classification. Rental cost burdens are defined as the ratio of rental costs to household income. Sub-regions with 
fewer than 10 transactions over the period are excluded from analysis.
Source: Bankwest Curtin Economics Centre | Authors’ calculations from Corelogic (2023) and ABS Census 2021.
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FIGURE 36
Rental cost burdens for residential units: by Perth suburb, December 2022

Note: Rental costs are based on Corelogic (2023) rental listings data for residential units in the December 2022 quarter. 
Household incomes are derived from ABS Census 2021 data, uprated to 2022 dollars. Sub-regions are defined according to 
the ABS SSC geographical classification. Rental cost burdens are defined as the ratio of rental costs to household income. Sub-
regions with fewer than 10 transactions over the period are excluded from analysis.
Source: Bankwest Curtin Economics Centre | Authors’ calculations from Corelogic (2023) and ABS Census 2021.
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Rents for lower income families sit just 
at the benchmark rent-income ratio of 
30 per cent for Perth City, East Perth and 
Bayswater towards the east of the City, 
Bicton, Fremantle and Byford to the south. 

However, rent-income ratios for lower 
income families are well above 30 per cent 
for a far greater number of suburbs around 
Armadale, Fremantle and Hamilton Hill, 
and beyond 35 per cent in the suburbs of 
Cockburn Central and Jandakot to the south 
of the city, in Rockingham and further west 
towards Mundaring and Mount Helena. 

A similar pattern emerges when comparing 
the rental affordability of multi-residential 
units for typical families (Figure 36) with 
the rental burden faced by lower income 
families. 

The band of apparent rental affordability of 
lower priced units from the inner west and 
over the top of Perth is more a function of 
family incomes than low rents, with 
greater levels of rental stress among lower 
income families around Rockingham, down 
to Mandurah and particularly in Dawesville 
to the south of Mandurah.
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The rental sector in Western Australia has 
experienced some of the most significant 
price increases in its history since the 
onset of the  COVID-19 pandemic. The state 
government imposed a number of measures 
over the first phase of the pandemic in 2020 
including a moratorium on rent increases 
and evictions. But rental costs have spiralled 
since these restrictions were lifted, and again 
once borders reopened in March 2022. 

While there was generally very little change 
in the median rental costs in the first year of 
the pandemic, the rate of rental cost inflation 
has accelerated substantially over the last 
two years (Table 21). 

Median rents for established houses in 
Greater Perth have increased by $117 per 
week (31%) between 2019 and 2022, and by 
substantially more in some suburbs. 

South Perth, Wanneroo, Gosnells and 
Kwinana have all seen increases of 35 per 
cent or more since before the pandemic – 
mostly over the past two years. 

Port Hedland and Karratha have seen the 
biggest increases across regional areas of the 
state, with rents rising more than $250 over 
the period.

TABLE 21
Median house rental costs by Perth suburb and WA region: 2018 to 2022

Notes: Suburbs and regions ordered by local area rental cost as at March 2021. Rental values are median rents for established 
houses in each REIWA sub-regional housing market area.
Source: Bankwest Curtin Economics Centre | Authors’ calculations based on REIWA (2021).

WHICH SUBURBS HAVE FACED THE LARGEST RENTAL COST CHANGES?

Median rents for 
established houses 
in Greater Perth have 
increased by $117 per 
week (31%) between 
2019 and 2022, and 
by substantially more 
in some suburbs. 
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THE AUSTRALIAN
HOUSING CONDITIONS
DATA INFRASTRUCTURE

SURVEY 2023

Rental costs for residential units have risen 
by similar margins to those of houses, with 
average increases between 2019 and 2022 
of $100 per week (31%) in Perth and $129 
(43%) across WA’s regions.

Armadale and Stirling have experienced the 
biggest increase in median rents for units, 
rising 41 and 39 per cent respectively. For 
Armadale, this represents an increase of 
$98 per week compared to 2019 and for 
Stirling $124. 

There have been much larger increases 
in median rental prices for units in WA’s 
regions, highlighting the supply shortages 
of this type of housing stock. 

Median rents for residential units have risen 
by nearly $240 per week (77%) since 2019 
in Port Hedland and by $180 per week 
(51%) in Karratha as a result of increased 
activity in the mining sector.

There have been 
much larger 

increases
in median rental 

prices for units in 
WA’s regions, 

highlighting the 
supply shortages of 
this type of housing 

stock.

HOUSING AFFORDABILITY IN WESTERN AUSTRALIA 2023:
BUILDING FOR THE FUTURE

86 BANKWEST CURTIN ECONOMIC CENTRE | FOCUS ON WESTERN AUSTRALIA REPORT SERIES

86



87

THE AUSTRALIAN 
HOUSING CONDITIONS 
DATA INFRASTRUCTURE 

SURVEY 2023
BANKWEST CURTIN ECONOMIC CENTRE | FOCUS ON WESTERN AUSTRALIA REPORT SERIES

87

THE AUSTRALIAN HOUSING CONDITIONS DATA INFRASTRUCTURE SURVEY 2023



Previous BCEC Housing Affordability reports 
contained bespoke surveys examining 
housing affordability across three states: 
Western Australia, New South Wales and 
Queensland. For this year’s report we 
decided to utilise a much larger, national 
survey covering elements of dwelling 
satisfaction including conditions and 
affordability as well as housing aspirations. 
The Australian Housing Conditions Data 
Infrastructure (AHCDI) survey, funded by 
the Australian Research Council under 
their Linkage Infrastructure Equipment and 
Facilities (LIEF) program was led by the 
University of Adelaide and included Curtin 
University as a partner. The AHCDI is the 
third in a series of surveys (see Baker et al., 
2022) with a further survey to be conducted 
in 2024. 

The AHCDI surveyed 22,500 Australian 
households in June 2022, oversampling 
rental households due to a focus on housing 
conditions and aspirations. For the purposes 
of this report, the survey has been weighted 
by age group to ensure a representative 
sample. The survey is also representative 
by state/territory population. The analysis 
is split by tenure, location, age group and 
household structure to identify patterns in 
survey outcomes.  

Due to the different sampling framework 
and question structure, there are very few 
direct comparisons that can be drawn with 
previous BCEC surveys, however analysis of 
the AHCDI allows the report to cover areas 
not previously explored in the BCEC Housing 
Affordability reports such as housing 
conditions and dwelling satisfaction. 

LIEF SURVEY STRUCTURE
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The BCEC and AHCDI surveys contained 
a common question about household 
expenditure. The question asked whether 
households had enough money left over 
after rent or mortgage payments for 
essential4 and non-essential expenditure5  
and for savings/investment. Figure 37 
compares the results across the 2021 and 
2022 surveys and shows a big fall in the 
proportion of both renters and mortgagees 
having money left over to save/invest. 
With both rents and mortgage payments 
having increased significantly since June 

2022 we can expect the proportion of 
households being able to meet all three 
items of expenditure to have declined. Figure 
38 compares the outcomes of the question 
across three BCEC surveys and the 2022 
AHCDI survey for renters. The proportion of 
renters now able to save/invest after paying 
their rent has fallen to the lowest level since 
2017. As we will see later in the report, 
the biggest barrier to home ownership for 
renters is the ability to save a deposit and 
increasing rents negatively impact on a 
household or individual’s ability to save.

FIGURE 37
Housing costs and essential/non-essential expenditure

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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FIGURE 38
Ability to save/invest after paying rent

Source: Bankwest Curtin Economics Centre Housing Affordability survey 2021 (Crowe et al 2021); Australian Housing 
Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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Concentrating on renters, Table 22 displays 
the proportion of respondents able to meet 
the three items of expenditure by renter 
type, age group and household structure. 
Only around a quarter of tenants in public 
or community housing are able to save and 
less than a half can meet non-essential 
expenditure. Just under a third of older 
households, 65+, are able to save compared 
to 54 per cent of those in the 18-29 age 
group. Finally, it is one parent families 

that have the greatest difficulty meeting 
expenditure with a quarter unable to afford 
essential items. Analysis of the data by 
state/territory shows ACT rental households 
have the greatest ability to save (56%) and 
Tasmanian renters the least (38%). WA 
households are more likely to be able to 
meet non-essential expenditure that their 
NSW and Victorian counterparts but are less 
likely to be able to save  
(Table 23).
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TABLE 22
Ability to meet expenditure: Renters

Essential 
expenditure

Non-essential 
expenditure

Savings/ 
investment

Tenure type
Rented - Real Estate Agent 85.7 59.7 42.1
State or Territory housing authority 77.2 47.7 26.4
Someone not in the same household 85.5 61.0 41.9
Community housing provider 75.4 44.2 25.0
Age
18 to 29 years 88.9 67.7 54.0
30 to 49 years 86.0 63.2 46.6
50 to 64 years 81.1 54.6 36.5
65 years or over 86.0 56.6 32.0
Family type
Couple with no children 90.4 70.9 55.3
Couple with children 87.6 64.5 46.3
One parent family with children 75.2 41.7 25.5
Single person, living alone 83.8 57.7 39.6
Shared living arrangement 86.7 62.7 44.2
Other 76.6 49.4 32.0

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 

TABLE 23
Ability to meet expenditure by state/territory: Renters

Essential 
expenditure

Non-essential 
expenditure

Savings/ 
investment

New South Wales 84.6 61.9 45.9
Victoria 85.6 62.5 44.6
Queensland 86.1 58.6 41.8
South Australia 86.7 60.4 43.1
Western Australia 86.2 63.3 43.0
Tasmania6 82.0 58.2 37.6
Australian Capital Territory6 90.8 71.7 56.0
Northern Territory6 92.4 66.1 49.9

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 

6 Results for the ACT, Tasmania and Northern Territory should be treated with caution as the number of respondents (due to 
their relatively low populations) results in a high standard error and low level of confidence. 
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Duration in a rental dwelling is strongly 
linked to an inability to save. Renters who 
have stayed in a dwelling for 5 years or 
more are far less likely to be able to save 

than new movers. This may be a function of 
age, indicating long term, older renters are 
more likely to be trapped in the sector due 
to their inability to save.

TABLE 24
Ability to meet expenditure and duration in current dwelling: Renters

Renters Less than  
a year

1 to less  
than 2 years

2 to less  
than 5 years

5 or more  
years

Essential expenditure 88.3 85.4 85.0 81.6
Non-essential expenditure 65.1 61.9 58.1 54.6
Savings/investment 47.5 46.2 42.6 35.3

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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500,000 renters living in housing they 
regard as unaffordable. We would expect 
these outcomes to worsen given recent 
patterns of rent increases and mortgage 
interest rate rises. This 500,000 figure is 
much lower than the 915,000 renters in the 
2021 census recorded as paying more than 
30 per cent of their income in rent. However, 
paying above 30 per cent of your income 
on rent is not automatically unaffordable 
for a household, particularly for those on 
moderate to high incomes, making it a 
relatively poor measure of affordability 
(Rowley and Ong et al., 2012).  

PERCEPTIONS OF AFFORDABILITY 

The 22,500 respondents to the AHCID 
survey were asked to what extent their rent 
or mortgage payments were affordable 
to them. Answers were given on a 5 point 
rating scale from very affordable through to 
very unaffordable. For the purposes of the 
analysis below, the 5 points are collapsed 
into 3 – affordable, neither affordable 
or unaffordable, unaffordable. Figure 39 
presents affordability by tenure for 2022. 
The figure covers all households in the 
survey and clearly shows how unaffordable 
housing is uncommon among owners at less 
than 10 per cent but rises to just under one 
in five of all renters. That equates to around 

FIGURE 39
Affordability by tenure

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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18 per cent. ACT was the more affordable 
location. Households identifying as 
Aboriginal and/or Torres Strait Islander  
(750 in the survey) were far more  
likely to be in unaffordable housing at  
20 per cent compared to 13.4 per cent of 
other households. 

Of course, there are strong relationships 
between household income and affordability 
ratings with 18 per cent of those on a 
household income below $59,000 rating 
their housing as unaffordable compared to 
just 4.4 per cent of those over $200,000 
(Table 26). 

One parent families were the most likely to 
rate their housing as unaffordable (22%) 
and couples with no children the least 
likely (10%). There were strong links 
between the ability to meet expenditure  
and affordability ratings with just  
11.5 per cent of those rating their housing 
as unaffordable able to save/invest and  
just 62 per cent able to meet essential 
expenditure. Table 25 displays affordability 
by state/territory with the traditionally 
more expensive states, NSW and Victoria, 
slightly less affordable than SA and WA. In 
WA, 12 per cent of households rated their 
housing as unaffordable, well below the 
figure for Northern Territories of almost 

TABLE 25
Ratings of affordability by state/territory

Affordable Neither affordable 
or unaffordable Unaffordable

New South Wales 57.9 27.7 14.2
Victoria 59.9 26.6 13.2
Queensland 59.7 25.9 14.0
South Australia 64.3 23.8 11.8
Western Australia 60.8 26.8 12.1
Tasmania 60.2 26.3 13.2
Australian Capital Territory 62.7 26.1 11.1
Northern Territory 55.3 26.9 17.8

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 

TABLE 26
Income and affordability rating

Affordable Neither affordable 
or unaffordable Unaffordable

Income band
Under $31,000 54.3 27.8 17.8
$31,000 to $59,000 53.4 28.4 18.0
$59,001 to $90,000 54.2 29.4 14.4
$90,001 to $125,000 61.6 25.9 12.5
$125,001 to $150,000 64.9 25.2 9.7
$150,001 to $200,000 69.4 22.5 8.1
0ver $200,000 77.4 18.2 4.4
Indigenous status
Identify as Aboriginal and/or Torres Strait islander 55.7 24.3 20.0
Do not Identify as Aboriginal and/or Torres Strait islander 60.0 26.7 13.4

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 

HOUSING AFFORDABILITY IN WESTERN AUSTRALIA 2023:
BUILDING FOR THE FUTURE

94 BANKWEST CURTIN ECONOMIC CENTRE | FOCUS ON WESTERN AUSTRALIA REPORT SERIES

94



95

households who described their housing as 
unaffordable rated their physical and mental 
health as poor compared to just 8 per cent 
of those in excellent health. For those rating 
their health as excellent, over 70 per cent 
lived in housing they regarded as affordable 
compared to just 40 per cent who rated their 
health as poor.

There is an abundant literature concerning 
the link between housing and health (see 
for example Bentley et al. 2019) and the 
AHCDI allows us to explore the relationship 
between housing and both physical and 
mental health ratings. Table 27 shows 
clearly how physical and mental health 
ratings decline quickly as housing becomes 
less affordable. Almost 30 per cent of 

TABLE 27
Affordability and health ratings

Affordable Neither affordable 
or unaffordable Unaffordable

Physical health
Excellent 70.7 21.0 8.4
Very good 67.5 22.9 9.6
Good 59.4 27.6 12.9
Fair 49.0 32.7 18.3
Poor 42.0 29.1 28.9
Mental Health
Excellent 74.5 18.4 7.1
Very good 69.6 22.3 8.1
Good 59.9 28.3 11.8
Fair 51.4 31.0 17.6
Poor 42.1 29.7 28.2

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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TABLE 28
Dwelling satisfaction and tenure

Satisfied Neither satisfied 
or dissatisfied Dissatisfied

Owned with a mortgage 79.7 13.8 6.5
Owned outright 88.0 8.4 3.6
Rented 65.7 21.9 12.4
A real estate agent 66.3 22.0 11.7
A State or Territory housing authority 60.4 21.6 17.9
A community housing provider 57.0 25.7 17.3
Someone not in the same household 67.9 20.8 11.3
Your employer 74.7 18.8 6.6

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 

dissatisfied compared to a third of those 
rating their housing as unaffordable. 
Renters were far more likely to be 
dissatisfied with their dwelling at 12 per 
cent, and dissatisfaction levels were highest 
amongst social housing tenants at over  
17 per cent. Once again, one person families 
had the worst housing outcomes with  
17 per cent dissatisfied while couples with 
no children household were at just 7 per 
cent.

DWELLING SATISFACTION

A household’s satisfaction with their 
dwelling was another question within 
the AHCDI. Just under 70 per cent of all 
households were satisfied with their dwelling 
and 11 per cent dissatisfied. There were 
clear relationships between satisfaction, 
affordability and tenure as shown in 
Figure 40. 

Table 28 shows under 9 per cent of those 
rating their housing as affordable were 

FIGURE 40
Dwelling satisfaction: All households

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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Location, age and gender are all covered 
in Table 29. Males are more likely to be 
satisfied with their housing than females 
while household over 65 were by far 
the most satisfied. In terms of location, 
differences were small with NSW and 
Tasmanian households the least satisfied 
and those in the ACT and Queensland 

the most satisfied. Once again, WA was 
in the middle. Households identifying as 
Aboriginal and/or Torres Strait Islanders 
were almost twice as likely to be dissatisfied 
with their dwelling. As we will see below, this 
is a function of poor housing conditions and 
affordability.

7 Other gender options were provided within the survey but there were only sufficient responses within the male and female 
categories for robust analysis. 

TABLE 29
Dwelling satisfaction by location, age and gender

Satisfied Neither satisfied 
or dissatisfied Dissatisfied

State or territory
New South Wales 70.9 18.6 10.6
Victoria 73.0 17.3 9.6
Queensland 75.8 16.2 7.9
South Australia 73.6 17.5 8.9
Western Australia 72.7 17.8 9.6
Tasmania 72.7 17.1 10.2
Australian Capital Territory 77.5 15.0 7.5
Northern Territory 76.3 17.0 6.7
Age
18 to 29 years 70.3 20.8 8.9
30 to 49 years 67.7 20.6 11.7
50 to 64 years 72.2 17.1 10.7
65 years or over 85.0 10.1 4.9
Gender [1]
Male7 78.5 14.7 6.8
Female 70.7 18.6 10.6
Your employer 74.7 18.8 6.6

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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FIGURE 41
Dwelling satisfaction and Aboriginal/Torres Strait Islanders

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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As the title of the Australian Housing 
Conditions Data Infrastructure survey 
suggests, the condition of housing was a 
key focus. Of the 22,500 respondents,  
8.9 per cent rated the condition of their 
dwelling as poor or worse. There were 
significant variations across tenures 
as shown in Table 30 with public and 
community housing tenants most likely 

to rate their housing as poor or very poor 
and those owning outright most likely to 
rate the condition of their housing as good 
or excellent. Over 11 per cent of private 
sector renters rated the condition of their 
housing as poor or worse. The figures show 
that across Australia there are over 300,000 
rental households living in poor quality 
housing.

HOUSING CONDITIONS

TABLE 30
Housing conditions by tenure

Good or better Average Poor or worse

Owned with a mortgage 70.1 25.9 3.7
Owned outright 78.1 19.2 2.6
Rented 54.5 34.2 11.2
A real estate agent 54.9 34.5 10.4
A State or Territory housing authority 50.2 35.0 14.4
A community housing provider 49.7 34.6 15.4
Someone not in the same household 53.8 34.6 11.6
Your employer 60.0 32.4 7.6
Other 64.1 26.8 9.0

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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There is a very strong relationship 
between housing conditions and dwelling 
satisfaction, much stronger than 
affordability and satisfaction. Almost  
100 per cent of households in housing 
they regard as being in excellent condition 
were satisfied with the dwelling. However, 
for very poor condition housing, 84 per 
cent were dissatisfied with their dwelling. 
From this we can conclude the condition of 
housing is a far greater factor in housing 
satisfaction than affordability. Households 
can adjust to unaffordable housing, to a 
certain extent, but cannot adjust to poor 
quality housing.

Housing conditions were worst in NSW (9.5 
per cent poor or worse) and best in the ACT 
(65.5 per cent good or better). WA had the 
second lowest proportion of poor or worse 
quality housing. There is little difference in 
ratings of housing conditions between age 
groups until the 65+ group where housing 
conditions improve. However, over 9 per 
cent of renters over the age of 65 live in poor 
quality housing. Almost 15 per cent of one 
parent families live in poor quality housing 
compared to just 5.7 per cent of couples with 
no children. As Figure 43 shows, Aboriginal/
Torres Strait Islander households are twice as 
likely to live in poor quality housing.

FIGURE 42
Housing conditions and dwelling satisfaction

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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TABLE 31
Housing conditions, location and age

Good or better Average Poor or worse

State or territory
New South Wales 59.6 30.7 9.5
Victoria 63.5 28.6 7.8
Queensland 64.8 27.7 7.1
South Australia 63.0 29.8 7.1
Western Australia 62.1 30.8 7.0
Tasmania 61.9 30.5 7.6
Australian Capital Territory 65.5 28.9 5.6
Northern Territory 64.9 31.4 3.1
Age
18 to 29 years 59.5 32.0 8.2
30 to 49 years 58.1 32.5 9.3
50 to 64 years 60.5 30.6 8.6
65 years or over 73.9 21.1 4.9
65+ renters 62.3 28.3 9.2

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 

FIGURE 43
Housing condition by Aboriginal/Torres Strait Islander status

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 

19
.4

31
.0 34

.7

10
.0

4.
5

18
.5

44
.5

29
.2

6.
0

1.
6

0

5

10

15

20

25

30

35

40

45

50

Excellent Good Average Poor Very poor

Sh
ar

e 
of

 re
sp

on
de

nt
s (

%
)

Identify as Aboriginal and/or Torres Strait Islander

Do not identify as Aboriginal and/or Torres Strait Islander

HOUSING CONDITIONS

BANKWEST CURTIN ECONOMIC CENTRE | FOCUS ON WESTERN AUSTRALIA REPORT SERIES

101



Concentrating on renters, there were very 
strong links between dwelling conditions 
and health outcomes. Just 4.4 per cent of 
renters that rated their housing condition as 
good or better reported poor physical health 
outcomes compared to 17.5 per cent of 
respondents rating their housing condition 

as poor or worse. For mental health 
outcomes, almost one quarter of renters 
rating their mental health as poor lived in 
dwellings with conditions rated as poor or 
worse. This figure dropped to 7.8 per cent of 
renters living in dwellings in good or better 
condition.

FIGURE 44
Dwelling condition and health ratings: Renters
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Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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Staying with renters, respondents were 
asked to identify particular issues they were 
currently experiencing in their dwelling, such 
as dampness, mould, plumbing issues etc., 
and the results are shown below by state/
territory. Almost 50 per cent of renters in 
NSW currently experience issues with mould 
compared to 28 per cent in WA. However, 
in WA half of renters have cracks in walls 
or floors compared to just 36 per cent in 
Tasmania. What the table highlights is the 
extent of dwelling condition issues being 
face by renters in Australia. More than one 
in four are experiencing plumbing issues 

and almost one in five electrical issues. 
When compared to owners, dwelling issues 
were much more frequent. This could be a 
reporting issue or reflect a reluctance on 
the part of landlords to remedy defects. 
Table 33 compares the proportion of renters 
experiencing an issue with the proportion 
of owners experiencing the same issue. 
For example, while dampness is an issue 
for 22.5 per cent of renters in WA it is only 
an issue for 14 per cent of owners, with 
the difference of 8.5 shown in the table. In 
almost every case, renters are more likely to 
experience condition issues than owners.

TABLE 32
Current issues with the dwelling: Renters

Dampness Mould Cracks in 
walls/floors

Walls/
windows/
floors that 

are not 
levelled

Wood rot/
termite 
damage

Electrical 
problems

Roof 
defects

Plumbing 
issues

NSW 36.7 47.9 43.4 22.6 11.1 17.6 17.1 29.6
Vic 22.4 28.4 42.1 21.3 11.5 16.5 13.1 28.1
Qld 22.6 36.6 39.0 19.5 11.1 14.5 12.4 26.2
SA 19.2 25.2 42.7 20.4 11.4 15.6 13.5 32.0
WA 22.5 28.1 50.1 18.0 8.4 16.4 16.6 31.4
Tas 34.1 36.3 36.3 28.4 12.3 17.9 11.6 26.3
ACT 29.0 32.2 40.9 19.2 9.5 19.4 18.8 28.1
NT 16.6 25.9 40.3 11.1 8.7 16.6 5.9 26.6

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 

TABLE 33
Current issues with dwelling: difference between owners and renters 

Dampness Mould Cracks in 
walls/floors

Walls/windows/
floors that are not 

levelled

Wood rot/
termite 
damage

Electrical 
problems

Roof 
defects

Plumbing 
issues

 
Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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The survey also allowed us to examine 
broader issues faced by renters relating to 
landlords, conditions and neighbourhoods. 
Breaking responses into landlord type, Table 
34 explores a number a key current issues 
faced by renters including restrictions 
on pets, maintenance issues and rent 
increases. Over a third or those renting 

through a real estate agent had experienced 
delays with landlords/property managers 
addressing issues raised, and around 30 per 
cent suffered from issues due to noise and 
pests. Almost 40 per cent of renters of each 
type have difficulty keeping the dwelling 
warm or cool. Unjustified rent increases 
were worryingly common for private renters.

TABLE 34
Broader dwelling issues: Renters

Rented
A real 
estate 
agent

State or 
Territory 
housing 

authority

A 
community 

housing 
provider

Someone 
not in 

the same 
household

Restrictions on how you want to use your premise (such 
as hanging pictures, not allowing pets) 24.7 30.5 10.5 21.3 14.2

Leaks, flooding or plumbing problems 34.5 35.3 34.6 31.4 33.7

Electrical problems (such as fuse blown, faulty wiring) 19.3 19.4 20.6 18.9 19.7

Difficulties keeping the house cool or warm 37.0 37.0 41.4 39.7 35.5

Delays from the landlord or property manager taking 
actions on issues raised 32.5 37.4 31.6 29.7 19.1

Unjustified rent increases 13.8 16.9 8.7 12.5 7.6

Noise from adjoining flats/neighbours 28.0 27.8 36.0 32.2 23.3

Noise from outside (such as traffic or construction) 27.9 28.9 27.8 28.3 24.7

Issues with pests (such as termites, rodents, 
cockroaches, ants) 28.7 26.7 39.0 32.5 29.2

No/limited visitor car parking space 22.4 34.6 19.0 22.8 17.1

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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Some issues were more prevalent in certain 
dwelling types. Noise was much more of 
an issue in higher density products yet 

apartments over 4 storeys were easier to 
keep warm/cool and had fewer electrical 
issues.

TABLE 35
Dwelling issues by dwelling type

Separate 
house

Semi-
detached, 

townhouse 
etc.

Flat or 
apartment 
with 4 or 

fewer floors

Flat or 
apartment 
with more 

than 4 
floors

Restrictions on how you want to use your premise (such as hanging 
pictures, not allowing pets) 21.3 28.0 27.3 31.2

Leaks, flooding or plumbing problems 37.7 36.6 29.6 24.3

Electrical problems (such as fuse blown, faulty wiring) 22.6 17.9 16.0 12.1

Difficulties keeping the house cool or warm 40.1 37.9 34.0 25.3

Delays from the landlord or property manager taking actions on issues 
raised 32.9 35.3 30.7 29.5

Unjustified rent increases 14.0 14.2 12.8 14.4

Noise from adjoining flats/neighbours 16.9 33.7 42.8 44.5

Noise from outside (such as traffic or construction) 20.8 27.9 36.8 48.6

Issues with pests (such as termites, rodents, cockroaches, ants) 32.1 30.6 24.6 16.0

No/limited visitor car parking space 11.1 29.4 35.4 38.8

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 

Concentrating on the issue of keeping 
dwelling warm or cool, essential in the 
extreme Australian climate, Table 36 
explores, across a number of variables, 
whether households were able to keep their 
dwelling comfortably warm in summer 
and cool in winter. Social housing tenants 
were the least likely to be able to keep their 
dwelling warm and cool, which may be a 
function of income rather than housing 
conditions. Older Australians also seemed 
more successful in temperature control 
while WA was one of the worst performing 
states for both warm and cool temperatures. 

Overall, around 1 in 4 renters struggle to 
keep their house warm and a third struggle 

to keep it cool. Australia has a long way 
to go to sustainably keep its dwellings 
comfortable in both the summer and 
winter. At the end of Table 36 we examine 
the link between dwelling temperature 
control, dwelling satisfaction and dwelling 
affordability. Those unsatisfied with their 
housing were far more likely to be unable 
to maintain a comfortable temperature 
(under 50 per cent for warm and cool) while 
poor condition housing also had very low 
proportions of respondents that could keep 
their house warm or cool. Temperature 
control is clearly an important element of 
dwelling quality and satisfaction. 
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TABLE 36
Able to keep the dwelling warm or cool?

Warm Cool

Tenure type
Owned with mortgage 84.7 82.2
Outright Owners 90.2 90.3
Rented 75.4 67.7
A real estate agent 75.6 67.7
A State or Territory housing authority 69.3 60.1
Someone not in the same household 77.9 71.8
Your employer 78.5 79.0
A community housing provider 72.8 64.1
House type
Separate house 81.0 77.0
Semi-detached, row or terrace house, or townhouse 78.0 72.9
Flat or apartment with 4 or fewer floors 78.3 70.3
Flat or apartment with more than 4 floors 84.4 76.6
Other 76.1 69.2
State or territory
New South Wales 78.4 74.8
Victoria 81.5 71.6
Queensland 83.8 78.9
South Australia 79.0 76.6
Western Australia 77.9 73.7
Tasmania 78.3 82.2
Australian Capital Territory 79.1 75.4
Northern Territory 71.6 78.3
Age
18 to 29 years 77.0 68.5
30 to 49 years 77.3 70.3
50 to 64 years 80.7 76.4
65 years or over 87.5 87.3
Gender
Male 84.2 80.6
Female 78.6 72.9
Satisfaction with dwelling
Satisfied 88.1 83.4
Unsatisfied 47.1 39.8
Housing condition
Excellent condition 94.2 90.8
Good condition 87.6 82.6
Average condition 70.4 64.0
Poor condition 48.3 43.7
Very poor condition 31.9 27.7
Affordability rating
Affordable 83.2 76.5
Neither affordable or unaffordable 73.9 68.1
Unaffordable 60.8 52.6

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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Dwelling features relating to environmental 
control and sustainability can make a 
big difference in a household’s ability to 
maintain a comfortable temperature. 
The AHCDI asked respondents about the 
presence of sustainability related features 
within the dwelling. Figure 45 compares 
the presence of a variety of features across 
owners and renters. As is clear from the 
figures, features such as rainwater tanks, 

double glazing and solar panels are very rare 
for renters, and more common for owners, 
although Australia clearly has a long way to 
go to deliver more sustainable housing. For 
WA, almost 50 per cent of owners had solar 
panels installed compared to just 12 per 
cent of renters. Only 14 per cent of owners 
had rainwater tanks compared to almost  
54 per cent in SA. Table 37 compares owners 
in WA with other locations.

FIGURE 45
Presence of sustainability features

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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TABLE 37
Sustainability features for owner by location

Rainwater 
tanks

Battery 
power 

storage

Charging 
station for 

electric 
vehicles

Awnings 
and outdoor 

shutters 
Insulation Solar panels

Solar hot 
water 

system

Double 
glazing

WA 14.2 2.9 2.5 30.7 73.9 49.9 19.7 9.2
NSW 32.3 8.7 5.1 37.2 60.3 35.9 17.5 13.2
Vic 32.6 4.7 3.8 35.7 66.3 34.8 17.0 19.9
Qld 42.6 4.6 2.2 36.1 65.3 53.8 23.1 10.1
SA 53.7 9.8 0.7 48.0 77.4 57.0 12.4 10.9
Tas 24.4 3.9 1.3 18.7 74.0 27.5 10.0 35.4
ACT 26.1 5.1 4.9 31.8 84.2 34.4 7.6 36.1

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide.
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In this final section we explore the housing 
aspirations and moving intentions of 
renters. Of the 13,400 renters in the survey, 
almost 10 per cent owned a dwelling they 
did not live in, with a third owning this 
property outright. The remaining renters 
who did not own a dwelling were asked 
whether they thought they would ever own 
a property in Australia. 45.8 per cent stated 

they would, 31.2 stated they would not, and 
the remainder were unsure. There is a link 
between the current financial situation of 
a renter and the prospect of purchase, with 
those currently unable to save or invest 
over twice as likely to say they would never 
own a property compared to those currently 
saving. 

MOVING INTENTIONS AND ASPIRATIONS - RENTERS

FIGURE 46
Essential expenditure and prospect of dwelling purchase

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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There were variations in the proportion of 
respondents by state/territory who believed 
they would be able to purchase, ranging from 
just 37 per cent Tasmania up to  
48.6 per cent in WA. Figures in both the ACT 
and Northern Territories were above  
50 per cent but should be treated with 
caution given the number of respondents. 
Three quarters of those in the 18-29 year old 
age bracket were confident they would be 
able to buy in the future with the proportion 
falling rapidly with age group down to just  
9.5 per cent of those over 65 (Table 38). 

In terms of when respondents thought 
they would be able to buy, Table 38 shows 
WA respondents think they will be able to 
purchase earlier than the other states, with 
the most common response across the 
country being 2-5 years. With the exception 
of WA, around 30 per cent of renters in the 
states thought they would have to wait 
more than 5 years to purchase.

TABLE 38
Purchasing intentions

Future 
purchase: 

Yes

Future 
purchase: 

No

Within the 
next 12 
months

Within the 
next 1 to 2 

years

Within the 
next 2 to 5 

years

Within the 
next 5 to 10 

years

Over 10 
years

State or territory
New South Wales 43.6 31.8 11.0 20.4 33.3 24.7 6.2
Victoria 48.4 28.9 10.6 21.0 36.2 22.4 4.9
Queensland 46.7 30.8 11.7 21.5 34.7 22.6 5.6
South Australia 40.0 36.8 11.4 21.2 35.1 21.6 4.9
Western Australia 48.6 29.3 13.8 27.2 33.6 20.0 1.7
Tasmania 36.9 42.0 11.2 18.2 35.4 24.5 4.3
Australian Capital Territory 54.1 32.2 16.3 25.9 32.1 20.7 4.1
Northern Territory 58.3 23.4 14.9 16.9 41.1 17.0 2.3
Age
18 to 29 years 75.0 9.0 8.4 19.2 34.9 27.8 6.6
30 to 49 years 53.9 20.1 12.8 23.3 35.5 19.8 3.9
50 to 64 years 19.4 52.0 18.1 22.7 31.2 16.7 3.5
65 years or over 9.5 70.5 18.9 27.0 27.0 12.2 4.1

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide.
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Almost three quarters of those renting from 
a real estate agent expected to move within 
the next 5 years. This expectation fell to  
57 per cent for those renting from someone 
not in the same household, 36 per cent 
for those in community housing provider 
dwellings and 26.5 per cent for those in 
state or territory housing. Reasons for 
moving by age group are shown in Table 
39. Some of these reasons are positive 
such as having plans to buy, moving to a 

better location, a change of lifestyle, and 
wanting somewhere bigger, particularly for 
younger households, while older households 
wanted somewhere smaller. Negative 
reasons behind moving include a third of 
households believing their current dwelling 
is too expensive and worries about rent 
increases. A not insignificant proportion 
of respondents stated they had already 
been informed to vacate the property, 
presumably at the end of the current lease. 

TABLE 39
Reasons for moving within the next 5 years

18 to 29 
years

30 to 49 
years

50 to 64 
years

65 years or 
over

Intend to move in the next 5 years 76.4 28.1 35.4 20.5
Current dwelling too expensive 36.3 37.3 31.0 24.6
Want to move to a better location 57.3 51.0 48.7 37.1
Worried the rent will increase 42.6 43.5 37.6 26.6
Have issues with property manager/landlord 10.8 11.5 9.3 4.9
Have issues with neighbours 10.9 12.8 14.9 9.2
No pets allowed at current dwelling 20.3 17.0 10.5 6.9
Want somewhere smaller 11.5 11.3 29.2 45.4
Want somewhere more suited to physical needs 42.0 40.0 38.0 54.6
Want somewhere bigger 55.8 54.1 26.6 14.3
Have plans to buy 62.2 61.1 45.5 31.3
Change of scenery/lifestyle 53.3 43.3 47.0 35.8
Informed to vacate property 7.3 9.3 7.4 4.5

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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The reasons cited for renting were largely 
negative, with almost half of current stating 
the deposit gap was the main reason they 

were renting with the inability to buy 
anything appropriate the second most 
common reason. 

FIGURE 47
Reasons for renting

Source: Australian Housing Conditions Data Infrastructure survey. ARC, University of Adelaide. 
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This section has highlighted some of 
the major issues prevalent in Australia’s 
housing markets, particularly for renters. 
While affordability is a major issue for many 
households, it is actually the condition of 
the dwellings which has a bigger impact 
on overall dwelling satisfaction. While 
households are able to make adjustments 
to meet higher housing costs up to a limit, 
it is very difficult to adjust to poor quality 
housing conditions and this section has 
shown the link between conditions and 
negative health outcomes.

Respondents in WA did not regard their 
housing as much more affordable that the 
more expensive markets over east, and 
dwelling conditions were no better. 

However, in WA renters were more likely to 
believe they would be able to purchase a 
dwelling in the future, and also earlier than 
in the other states. Renters continue to be 
faced with high entry costs for housing and 
rising rents make it even more difficult to 
break down this barrier. Once into ownership 
housing conditions improve. Renters 
were almost twice as likely to report poor 
health outcomes than owners and while 
affordability and housing conditions are 
only one factor behind health outcomes, 
they are a major one. Yet another reason  
for governments to address our housing 
market issues.

SUMMARY
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The recent release of 2021 ABS census data 
provides an opportunity to examine how 
homelessness has changed across Western 
Australia in the last decade. Conversations 
with stakeholders from tenancy and 
homelessness support organisations 
supplement the census data review. The 
analysis shows that homelessness in WA is 
on the rise, with 
a substantial increase in rough sleeping. 
The analysis highlighted the following key 
findings:

Homelessness in WA has outpaced the 
national average, rising 8 per cent from 
2016 compared with 5.2 per cent Australia 
wide.

• Homelessness in WA has outpaced state
population growth (8% compared with
7.5%)

• Rough sleeping in WA has increased
114 per cent since 2016.

• Western Australia has largest proportion
of rough sleepers nation-wide,
constituting 23 per cent of all people
experiencing homelessness.

• First Nations people are severely
overrepresented, constituting more
than one-third (35%) of all Western
Australians experiencing homelessness.

• While women constitute four in five newly
homeless nationally, this figure is greater
in WA.

• The proportion of older Western
Australians (55+) experiencing
homelessness has increased 24 per cent
since 2016.

• There is an over-representation of people
experiencing homelessness in regional
WA relative to Perth, constituting
43 per cent of all homelessness despite
making up 22 per cent of the state
population.

Across Australia, the 2021 census 
data showed that 122,494 people were 
experiencing homelessness, constituting 
a 5.2 per cent (6,067) increase from 2016 
(ABS 2023a). During the same period, 
homelessness increased by 8 per cent in 
Western Australia, exceeding the national 
average by 3.2 per cent, rising from 9,022 
to 9,746 (see Figure 48). This increase in 
homelessness across WA has outpaced 
the state population growth rate of 7.5 per 
cent over the same period (ABS 2023a; ABS 
2023b).

Homelessness support organisations across 
WA have witnessed a significant increase 
in the number of people seeking assistance, 
more than doubling in some cases. Almost 
24,700 Western Australians received 
support from specialist homelessness 
services, with less than one quarter assisted 
into predominantly crisis accommodation or 
transitional housing (AIHW 2022). 

Among those seeking help, homelessness 
support organisations have observed a 
rising trend of people experiencing their first 
episode of homelessness as well as people 
experiencing their first engagement with 
social welfare and supports. Stakeholders 
also explained that demand for food 
assistance programs has more than tripled 
when compared to pre-COVID-19 levels. 
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FIGURE 48
Persons experiencing homelessness Western Australia between 2006 and 2021

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.
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In terms of the direction of homelessness 
across Australia, the trend is not 
uniform. Table 40 demonstrates the 
rate of homelessness as a proportion of 
the population across each state and 
territory between 2006 and 2021. Victoria, 
South Australia, Western Australia and 
Tasmania all experienced an increasing 
rate of homelessness between 2016 and 

2021. In Western Australia, the rate of 
homelessness has increased from 36 to 37 
per 10,000 people. The of homelessness 
rate decreased across Queensland, NSW and 
both Territories. Despite some improvement, 
the Northern Territory continues to greatly 
exceed the national average, constituting a 
homelessness rate of 564 per 10,000 people 
in 2021.

TABLE 40
Rate of homelessness per 10,000 people, by State and Territory from 2006 to 2021

Rate of homelessness Change

2016 to 2021State or Territory 2006 2011 2016 2021

New South Wales 34 40 50 43 -7.0
Victoria 35 42 42 47 +5.2
Queensland 48 44 46 44 -2.6
South Australia 37 36 37 42 +4.6
Western Australia 42 41 36 37 +0.2
Tasmania 24 31 32 42 +10.3
Northern Territory 792 724 600 564 -36.0
Australian Capital Territory 30 49 40 39 -1.1

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.
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Women largely constitute the face of the 
newly homeless. As indicated in Figure 
48, the proportion of women experiencing 
homelessness has increased sharply. 
Across Australia, of the 6,067 new to 
homelessness, 81.7 per cent identified 
as women (ABS 2023a). The proportion 
of women experiencing homelessness 
in Western Australia has been more 
pronounced compared to the national 
average, constitute 45 per cent of all people 
experiencing homelessness across the state 
in 2021. 

As illustrated in Figure 49, the period 
between 2011 and 2016 seemed to show 
some improvement, demonstrating an  
8.2 per cent decrease in women experiencing 
homelessness across WA, despite the 
national average increasing by 9.5 per cent 
during the same period. However, 
the number of women experiencing 

homelessness spiked between 2016 and 
2021, rising 16.0 per cent in WA compared 
to a national average of 10.1 per cent. 

This increase corresponds to the 
experiences among homelessness support 
organisations, where the number of women 
needing support has increased sharply. 
For instance, stakeholder conversations 
revealed that more than half of people 
seeking assistance identified as women 
between 2021 and 2022 among some 
support organisations. This is significant as 
it is the first time many homelessness 
support services are engaging with more 
women than men seeking assistance. 
Stakeholders expressed an additional 
complexity to this trend, noting that women 
experiencing homelessness are at a much 
greater risk of being the victims of violence 
and abuse (also see Flatau, Lester et al., 
2022). 

GENDER

FIGURE 49
Homelessness growth among females in WA and Australia from 2011 to 2021

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.
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Figure 50 depicts the various types of 
homelessness experienced across each state 
and territory in 2021. The ABS measures 
homelessness in Australia across six 
operational groups, categorised as:

• People living in improvised dwellings,
tents or sleeping out (rough sleeping)

• People in supported accommodation

• People staying temporarily with other
households

• People living in boarding housings

• People living in other temporary lodging

• People living in severely crowded
dwellings.

TYPES OF HOMELESSNESS

FIGURE 50
Australians experiencing homelessness by operational groups and State/Territory 2021

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.
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Notably, Western Australia constituted the 
highest proportion of people sleeping rough 
at 24 per cent on census night 2021. This 
figure has more than doubled since the 
2016 census, increasing 114 per cent, from 
1,083 to 2,315 (see Figure 51 and Table 
41) For a point of comparison, the second 
highest rate of rough sleepers in 2021 was 
recorded in Queensland at 9 per cent. 

Overcrowding constituted a key aspect 
of homelessness. Almost 40 per cent of 
the 122,494 Australians experiencing 
homelessness in 2021 were living in 

‘severely’ crowded dwellings, defined by the 
ABS as a dwelling that would require at least 
four additional bedrooms to accommodate 
the usual occupants (ABS 2023a). 

Figure 51 shows that of the 9,727 people 
experiencing homelessness in WA, almost 
one-third (30.2%) were living in overcrowded 
dwellings. This figure is down from 43.0 per 
cent in 2016 and 45.2 per cent in 2011. The 
data also shows that 23.8 per cent of people 
experiencing homelessness were living in 
crisis or transitional accommodation, and 
16.6 per cent were living in boarding houses.

FIGURE 51
Homelessness type in WA from 2006 to 2021

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.
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Table 41 shows the direction of change 
across the ABS homelessness categories 
in WA between 2016 and 2021. There is a 

general upward trend across all categories 
except people living in boarding houses and 
severely crowded dwellings.

The census data also captures the 
experiences of people living in other forms 
of marginal housing, including, ‘people 
living in other crowded dwellings’, ‘people in 
other improvised dwellings’, and ‘people who 
are marginally housed in caravan parks’. 
Figure 52 depicts Western Australians 

living in other forms of marginal housing 
between 2006 and 2021. Between 2016 
and 2021, there was a decrease of people 
living in ‘other crowded dwellings’ and ‘other 
improvised dwellings’, while the number of 
marginally housed people in caravan parks 
saw a marginal increase (less than 1%). 

TABLE 41
Number and percentage of people experiencing homelessness in Western Australia by category of 
homelessness (2016 to 2021)

ABS homelessness category 2016 2021 Direction of 
change

People living in improvised dwellings, tents, or sleeping out 1,083 (12%) 2315 (24%) 114%
People in supported accommodation for the homeless 1,054 (12%) 1,614 (17%) 53%
People staying temporarily with other households 1,950 (22%) 2,125 (22%) 9%
People living in boarding houses 991 (11%) 631 (6%) -36%
People in other temporary lodgings 51 (1%) 107 (1%) 110%
People living in 'severely' crowded dwellings 3,871 (43%) 2,935 (30%) 24%
Total 9,000 (100%) 9,727 (100%) 8%

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.

FIGURE 52
Western Australians living in other forms of marginal housing

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.
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Figure 53 illustrates the age profile 
of Western Australians experiencing 
homelessness between 2006 and 2021. One 
notable trend is the proportion of younger 
people experiencing homelessness. Although 
there is some sign of decrease, 23 per cent 
of all people experiencing homelessness 
were 12 to 24 years of age, 17,646 of which 

constituted children under the age of 12 
(see Figure 55). Figure 54, which captures 
the age and gender profile of Western 
Australians experiencing homelessness in 
2021, shows that the proportion of young 
women experiencing homelessness is larger 
compared to other age groups.

AGE PROFILE OF WESTERN AUSTRALIANS EXPERIENCING HOMELESSNESS

FIGURE 53
Western Australians experiencing homelessness by age 2006 to 2021

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.

0

250

500

750

1,000

1,250

1,500

1,750

2,000

0-11 12–18 19–24 25–34 35–44 45–54 55–64 65–74 75+

Co
un

t o
f H

om
el

es
s P

er
so

ns

2006 2011 2016 2021

FIGURE 54
Western Australians experiencing homelessness by sex and age, 2021

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.
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A second notable trend is the increase in 
older Western Australians experiencing 
homelessness. As indicated in Figure 55, 
people aged 55 years and over represent 
19.1 per cent of homelessness across 
the state in 2021, constituting a 24 per 
cent increase compared to 2016. This is 

compared to the national average for 2021, 
where the cohort represented 15.8 per cent 
of people experiencing homelessness. This is 
particularly concerning, as the proportion of 
non-home owning older Australians entering 
retirement is on the rise (James, Crowe et 
al., 2022).

FIGURE 55
Selected age groups experiencing homelessness in WA, 2006 to 2021

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.
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Figure 56 illustrates the type of 
homelessness experienced by Western 
Australians across various age cohorts in 
2021. It shows that a substantial proportion 
of younger people living in severely 
overcrowded dwellings. Those experiencing 

rough sleeping is greatest among those 
aged between 25 and 54. However, there is 
a notable proportion of Western Australians 
aged 55 and over experiencing sleeping in 
improvised dwellings, tents or sleeping out.

FIGURE 56
Homeless operational group by age, WA, 2021

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.
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First Nations Australians are 
overrepresented and remain 
disproportionately affected by 
homelessness compared to non-Indigenous 
Australians. In WA, the proportion of people 
experiencing homelessness who identify 
as Aboriginal and/or Torres Strait Islander 
people exceeds the national average. At 
the national scale, First Nations people 
constituted one-fifth (20.4%) of all 

Australians experiencing homelessness 
on census night, despite making up only 
3.8 per cent of the population. Across 
WA, First Nations people constitute more 
than one-third (35%) people experiencing 
homelessness (see Table 42). The number 
of First Nations people experiencing 
homelessness increased 29 per cent 
between 2016 and 2021, up from 2,618 to 
3,378 respectively.

Table 43 demonstrates the rate of First 
Nations people experiencing homelessness 
per 10,000 people. As illustrated, Western 
Australia recorded the second highest rate 
of homelessness for this cohort at 381 
people per 10,000 (ABS 2023a). 

Observations from homelessness support 
services reflected the patterns highlighted 
in the census data. Stakeholders shared 
that the number of Aboriginal and/or 

Torres Strait Islander people accessing 
homelessness support services remains 
disproportionate to population size, 
constituting around one-third of all people 
seeking assistance. Stakeholders have also 
observed a growing number of younger 
Aboriginal and/or Torres Strait Islander 
people between 15 to 25 seeking support, 
largely attributed to the lack of available 
accommodation options. 

FIRST NATIONS PEOPLE EXPERIENCING HOMELESSNESS

TABLE 42
First Nations people experiencing homelessness in Western Australia

Census year

2006 2011 2016 2021

Number of First Nations people experiencing homelessness 3,312 3,379 2,618 3,378

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.

TABLE 43
Rate of homelessness among First Nations people by State and Territory, 2006 to 2021

Rate of homelessness (count per 10,000) Change

2016 to 2021State or Territory 2006 2011 2016 2021

New South Wales 136 128 105 90 -15.2
Victoria 211 218 164 169 +5.1
Queensland 375 309 239 201 -37.6
South Australia 492 359 274 327 +53.0
Western Australia 564 485 345 381 +36.3
Tasmania 57 85 55 82 +26.7
Northern Territory 2,594 2,462 2,083 1,865  -218.1
Australian Capital Territory 194 504 146 141  -5.2

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.
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Figure 57 illustrates the type of 
homelessness experienced by First Nations 
people in WA in 2021. Almost half of this 
cohort (46%) were living in severely crowded 
dwellings, and more than one-quarter (26%) 
were sleeping rough; living in improvised 
dwellings, tents or sleeping outside. 
Less than one-fifth (17%) were living in 

some form of supported housing (crisis, 
transitional or boarding housing). This is 
compared to the national average, where 
60 per cent were living in ‘severely’ crowded 
dwellings; 19.1 per cent were in supported 
housing; and 9.3 per cent were sleeping 
rough (ABS 2023a).

FIGURE 57
First Nations homeless operational group, WA 2021

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.
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Table 45 draws on both ABS homelessness 
and population data. As demonstrated, 
the Outback North constituted the highest 
proportion of homelessness, with 1,618 
people, (2% of the respective population), 

counted as being unhoused, representing 
16.6 per cent of all homelessness across WA 
and a homelessness rate of 179 per 10,000 
people, compared to the state average of 37.

Examining homelessness across regions 
of Western Australia, portrays a more 
nuanced, complex understanding of 
homelessness. As shown in Table 44, 
homelessness in the Perth area increased 
9.5 per cent between 2016 and 2021, while 
the rest of WA saw an increase of 6 per cent. 
There is an over-representation of people 
experiencing homelessness in regional WA 

relative to Greater Perth, accounting for 
more than 40 per cent of the state’s total 
population experiencing homelessness. 
While only 22 per cent of the state 
population live outside the Greater Perth  
area, 43 per cent of all Western Australians 
experiencing homelessness in 2021 resided 
in regional, remote or very remote WA (ABS 
2023a; 2023b).

GEOGRAPHIES OF HOMELESSNESS IN WESTERN AUSTRALIA

TABLE 44
Metropolitan and regional homelessness across WA, 2016 and 2021

Count of homeless people Five year change 
(%)2016 2021

Perth 5,047 5,525 +9.5
Rest of State 3,972 4,227 +6.4

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.

TABLE 45
Homelessness across Western Australia by metropolitan and regional areas

Area Count of  
Homeless Persons

Proportion of 
Homeless Persons (%)

Homelessness Rate  
per 10,000 Persons

Perth 5,525 57 27.5
Perth - Inner 1,076 11 59.0
Perth - North East 1,192 12 43.1
Perth - North West 1,064 11 18.4
Perth - South East 1,275 13 24.1
Perth - South West 918 9 20.7
Rest of State 4,227 43 73.8
Bunbury 682 7 57.4
Mandurah 264 3 24.5
Wheat Belt 550 6 40.1
Outback (North) 1,618 17 179.5
Outback (South) 1,113 11 93.7
WA TOTAL 9,752 100 37.8

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 
2021; Australian Bureau of Statistics (2023b, March 15). National State and Territory Population.
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FIGURE 58
Geographical distribution of homelessness across Western Australia 2021

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.
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Figure 59 shows the geographical 
distribution of homelessness across the 
Greater Perth area. Homelessness is 
most prominently experienced within the 
inner city and Midland-Guildford (City of 

Swan), and to a lesser extend in Fremantle, 
some eastern suburbs and Mandurah. Other 
than the Fremantle area, very few people 
in the western suburbs were experiencing 
homelessness.

FIGURE 59
Geographical distribution of homelessness across Perth metropolitan area 2021

Source: Australian Bureau of Statistics (2023a, March 22) Census of Population and Housing: Estimating homelessness, 2021.
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Housing market trends
Housing affordability in WA has deteriorated 
rapidly in the two years since the last BCEC 
housing affordability report. Rising interest 
rates have increased mortgage payments 
for existing homeowners while rising 
house prices, lower borrowing capacity 
and increase mortgage repayments have 
affected prospective home buyers. The 
areas where new households can reasonably 
afford to purchase in Greater Perth have 
shifted further out to the urban fringe. 
Meanwhile regional areas have witnessed 
strong price growth on the back of recent 
population movements, meaning many 
of the WA regions are no longer a cheaper 
alternative to the capital city.  

Almost 18 per cent of renters in WA (almost 
50,000 households) now regard their 
housing as unaffordable, while less than half 
of renters have money left over after rent to 
save or invest. While households have got 
smaller,  supply within the private rental 
market has contracted as many investors 
have exited the market – with an estimated 
19,000 in WA taking advantage of the first 
significant capital growth in over five years. 
Smaller household sizes due to COVID-19-
led restructuring, population movements 
into the state and a contraction in the 
supply of rental housing explain both the 
sharp increases in rents and a historically 
low vacancy rate across many parts of WA. 

While some households are struggling to 
meet their mortgage payments, mortgage 
defaults remain very low, although rates 
are likely to increase as households 
on fixed rate mortgages transition to 
variable rates over the coming months and 
savings accumulated during the COVID-19 
period are eroded. Any large-scale, forced 
movement from ownership into the private 
rental market will place even more pressure 
on a rental sector already struggling 
with a supply crisis. Moving forward, 
the lack of new housing supply expected 
once the current surge of HomeBuilder 

driven commencements feeds through to 
completions will reduce options available to 
new purchasers, who may instead have to 
look to purchase established dwellings. Such 
a scenario is likely to support continued 
dwelling price growth over the next two 
years. 

In short, rental supply is likely to remain 
constrained and vacancy rates low, while 
options for new purchasers will also remain 
limited, putting ongoing upward pressure on 
both rents and house prices for some time 
into the future. Some easing of the housing 
market and softening or housing costs looks 
unlikely for some time to come.

As construction times and costs have blown 
out, many in the industry have in hindsight 
linked the current supply crisis to state and 
federal government policy. The decision to 
implement the HomeBuilder program and 
the state’s building bonus were based on an 
identified need to stimulate the construction 
industry to protect jobs and help stimulate 
the broader economy (see Rowley, Crowe et 
al., 2021). No one knew at the start of 
COVID-19 how the housing market would 
react and there were many, particularly 
the banks, forecasting large price falls. Also 
unknown at the time was how construction 
costs would rise sharply on the back of 
material shortages and supply chain 
blockages, as was the impact of extended 
border closures preventing labour mobility, 
that further constrained the capacity of 
the industry reeling from five years of weak 
development activity. 

The extent of consumer demand stimulated 
by what was a very attractive grant package 
was also underestimated and the eleven 
subsequent interest rate increases could 
not have been predicted. All these events 
have combined to deliver a perfect storm, 
resulting in delays in dwelling completions 
and financial pressures on those who took 
advantage of the grants. 
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For the industry, the combination of rising 
costs, material delays and a lack of labour 
has been disastrous for many companies. 
This combination of unforeseen events 
means it is both wrong and unhelpful to 
blame anyone for current market conditions. 
Clearly, in hindsight, the stimulus grants 
could have been structured differently 
to avoid a demand rush that would 
subsequently accentuate labour and 
material shortages. However, governments 
could not control construction cost rises and 
could do little to increase industry capacity, 
factors which have contributed to the 
downfall of 
a number of building companies. Similar 
scenarios have emerged in most housing 
markets in other jurisdictions both in 
Australia and overseas. Our challenge now is 
not to apportion blame, but to better 
understand the precursors of this perfect 
storm so that we can recommend better 
analytic processes and develop more 
responsive policies to respond to future 
crises.

While interest rate and price rises 
have resulted in a  deterioration in the 
affordability of home ownership, WA still 
remains affordable when compared to most 
markets in Australia. While choices for first 
homeowners are diminishing due to 
a constraint on borrowing capacity, there 
are still some affordable options available. 
However, the private rental market in 
WA is clearly in crisis. In the absence of 
direct government support (such as rental 
subsidies), the only solution to deteriorating 
affordability in the rental market is to 
increase supply – but this is not an easy 
option in the short-term. While HomeBuilder 
stimulated completions will take some 
households out of the private rental market 
and into ownership in the coming period, 
there is still a question of scale. With over 
27,000 dwellings under construction at 
the end of 2022, and assuming half these 
households are currently in the private 
rental sector, these completions could soon 
free up around 10,000 dwellings. However, 

this is not nearly enough to even replace 
the number of investment properties 
exiting the market in the last 2 years, so 
it will have limited impact on the vacancy 
rate. The impact will not be evenly spread 
geographically given the location of dwelling 
completions is skewed towards the urban 
periphery. The direct provision of new supply 
through private investors; both small, 
and institutional (through build-to-rent 
schemes), is the main route to increasing 
the vacancy rate and taking pressure off 
rents in the medium term. Rental returns 
available in WA are favourable when 
compared to the east coast, but there 
is little evidence investment demand is 
rising. Additionally, the lack of new multi-
residential supply expected over the next 
two years will hinder new investment 
activity. 

In this context, policies and incentives 
to increase investment at scale in multi-
residential build-to-rent initiatives are 
necessary to ensure sufficient housing 
supply to tackle WAs current skills 
shortages and ensure the sustainability of 
the local economy.

While it is encouraging to see the state 
government is implementing a large-scale 
program of social housing investment, 
and the federal government is investing 
in social housing through NHFIC and the 
Housing Future Fund, there remains a 
chronic undersupply of social housing. This 
new investment, while welcome and sorely 
needed, will not be nearly enough to tackle 
the public housing waiting list. 

To keep the proportion of social housing 
stock at its current level of 3.8 per cent 
(around 43,400 dwellings), WA needs almost 
900 additional social housing dwellings per 
annum. This requires on-going investment 
of around $500m each year in perpetuity. 
This reflects the chronic under-investment 
in social housing over a prolonged period. 
While one-off spending announcements 
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to boost supply are encouraging, significant 
and certain funding is required on an 
ongoing basis. State governments can help 
the construction industry by increasing and 
accelerating house building programs when 
private sector housing supply drops off. This 
counter cyclical activity will keep workers 
employed and help the housing industry 
retain its capacity. 

State government also needs to be doing 
more to help the community housing sector 
grow and leverage federal funding available 
through NHFIC and the Housing Future 
Fund. 

Housing affordability
Policies and programs to address housing 
affordability and supply need to be targeted 
and balanced across the housing spectrum, 
to ensure that the scale, form and price-
point of housing options on offer are able to 
meet the distribution of need across the WA 
community. For example, one key finding 
of our analysis of comparative rental costs 
of established houses and multi-residential 
units in WA is the critical gap in affordable 
rental for lower income households. While 
median house and unit rent-to-income 
ratios in Perth compare favourably to other 
capital cities (24.3 against a range of 21-28 
for other cities), Perth ranks worst on the 
lower quartile rent-to-income ratio (35.7 
compared to a range of 17 to 32). The same 
also holds true for lower quartile rents in 
the rest of the state. The lack of small, 
affordable stock reflects patterns of house 
building concentrating on large, separate 
dwellings on greenfield sites. 

A key blockage in the housing continuum 
is the lack of affordable options for existing 
social housing tenants to transition to if 
and when their circumstances improve. 
This also means that young Western 
Australian households looking for their first 
rental property have very few options – 
encouraging them to take on unaffordable 

or unsustainable options, or consider home 
ownership before they are financially secure.

Given the current crisis in the private rental 
sector, the lack of social housing supply and 
an expected housing supply shortfall over 
the coming years (over 25,000 dwellings 
over the next 5 years according to NHFIC), 
what can government and industry do to 
address these shortages moving forward?  

Housing supply
Dwellings for sale in the established market 
remain low by historic standards, resulting 
in a vicious cycle where homeowners are 
reluctant to sell because of a lack of options 
to buy. Dwelling commencements and 
completions are expected to contract over 
the next two years because consumers are 
reluctant to purchase land and commence a 
new build due to long construction timelines 
and high (and uncertain) costs. Meanwhile 
developers cannot make multi-residential 
developments financially feasible because of 
the costs of construction and increased risk.  
Banks are also more reluctant to 
lend because of this risk. Over the last 15 
years, dwelling commencements have 
averaged around 20,000, however, it is 
highly unlikely commencements for 2023 
and 2024 will come anywhere close to this 
figure. The growing gap between supply and 
new home development has implications 
across different sectors of the housing 
market. 

This report has shown how interest rate, 
rent and price rises have reduced the 
availability of affordable dwelling options 
and pushed affordable options out towards 
the urban periphery. The lack of listings for 
sale limits choice for purchasers and 
prevents household mobility. So how can 
industry boost supply?
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• WA is almost totally reliant on the private 
sector to deliver new supply. New 
development is stimulated by profit with 
market conditions being the biggest driver 
of profit outcomes. Incentivising demand 
with poorly timed and targeted supply 
side grants and incentives that deliver 
unintended consequences such as rising 
prices, material shortages and 
construction delays need to be avoided. 
Directly facilitating new supply targeted 
to housing need is a better option. 
Construction cost growth is easing, which 
will help with the capacity to deliver
new supply. However it will take time for 
revenues to increase to a level where they 
outweigh recent cost increases, making 
previously unviable projects financially 
feasible again. Reducing the costs of 
urban regulation and supporting the 
provision of new infrastructure would be a 
positive step, and the state government’s 
announcement of an $80m infrastructure 
fund to unlock infill sites is a good
start. Making the development approval 
system as efficient as possible, reducing 
timeframes and costs can also improve 
the profitability of sites and increase new 
supply.

• The strategic release of land for fast-
tracked development in areas where there 
is high demand can help deliver new 
housing. While increasing the availability 
of sites will not automatically result in 
new development as sites also
need to be profitable, there are areas 
within WA where new land release, or re-
zoning, will almost certainly result
in new development relatively quickly. 
Supply in these high value areas may
be controversial, and many sites 
constrained, but if sites that developers 
have already earmarked as feasible
for development can be appropriately 
managed then supply can be provided to 
the market quickly. State and local 
government should explore all options to 
partner with the housing industry to

deliver new developments quickly to the 
market. 

• While state government has released
a number of state-owned sites for 
development, it takes too long to deliver 
dwellings on these sites and the process 
must be streamlined. While these are 
often difficult and constrained sites, the 
decision making process is slow and the 
private sector often loses interest due to 
timeframes.

• With a likely contraction of supply once 
the HomeBuilder driven completions work 
through the system, the domestic 
construction industry will have excess 
capacity in the face of a period of 
suppressed private demand. State 
government should take advantage of 
this capacity and look to accelerate its 
social housing development program by 
identifying opportunities to partner with 
the not-for-profit and private sector to 
deliver a range of affordable housing 
products.

• State government should explore the 
removal of the foreign buyers duty 
surcharge. Encouraging investment in 
new supply is essential and overseas 
investment could be the difference 
between projects commencing and being 
abandoned (for example, due to lack of 
pre-sales). A middle ground could be 
exemption from the surcharge if the 
dwelling is rented on the private rental 
market for a minimum specified duration 
or within an affordable rental band.

• The dwelling construction downturn 
during the period 2016-2020 reduced the 
capacity of an industry that was able to 
deliver 32,000 dwellings in 2014-15. The 
industry now struggles to deliver 20,000 
due to labour constraints. There are fewer 
builders
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in the state than even two years ago and 
their risk appetite is much lower due to 
construction cost pressures and exposure 
to problematic existing projects. This 
lack of industry capacity will continue 
to impact on supply in the coming years. 
State government and the housing 
industry must continue to work together 
and implement schemes designed to 
sustainably increase capacity in the 
industry through both encouraging new 
entrants to the workforce and helping 
retain existing staff with counter-cyclical 
investment. 

Home ownership
The dream of home ownership is certainly 
not dead in WA – with almost half of current 
renters in the Australian Housing Conditions 
Data Infrastructure survey believing they 
will be able to purchase in the future 
(the highest proportion of any state) and 
over three quarters of them expect to 
purchase within five years. The ownership 
dream does however diminish sharply with 
age. Recent interest rate rises and rising 
prices have made entry to ownership more 
difficult and daunting for younger Western 
Australians. 

So what are the potential policy options 
for increasing rates of home ownership?

• The removal of stamp duty would 
encourage more households to sell, 
improving established supply.

• Increasing new supply, particularly 
smaller, more affordable lots and 
dwellings would improve housing choice 
and address the gap for lower income 
households. Policy settings to facilitate 
the provision of smaller dwelling products 
delivered through modular construction 
for example, could add quickly to supply 
and

would also be particularly effective in 
regional areas. 

• Policies to encourage private renters into 
home ownership can help ease pressure 
on the rental sector.  However, demand 
side grants are not the answer, as they 
simply push up prices and bring forward 
purchasing decisions, especially where 
incentives target the established market.

• The deposit gap remains the biggest 
barrier to home ownership, particularly 
for first home buyers. The various 
government programs on offer designed 
to help households overcome the deposit 
gap under the Home Guarantee Scheme 
(HGS) are positive, and not of a scale that 
will put upward pressure on prices. In WA, 
Keystart has been offering low deposit 
home loans for over 30 years and is one 
of the reasons first home ownership rates 
are so high in the state. State government 
should review the income eligibility limits 
of Keystart and align them with the First 
Home Guarantee
(FHG) scheme to increase the number of 
eligible customers than can access the 
Keystart product. There should also be a 
review of the interest premium attached 
to the Keystart loan products.

• Development WA plays a vital role in the 
provision of housing on challenging sites 
in both Greater Perth and regional WA. It 
is encouraging to see a growing 
requirement for the provision of 
affordable housing within Development 
WA sites. Development WA will play
a vital role in demonstrating how 
affordable housing in many forms (such 
as low cost rental, shared equity, key 
worker housing) can be successfully 
integrated with private market housing. It 
seems illogical that Development WA pay 
land tax on its land holdings when these 
funds could be used to deliver more 
affordable housing instead. A review
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on this issue would be welcomed. 
Additionally a greater emphasis on the 
development of built form on 
Development WA sites to speed up the 
provision of housing, particularly 
affordable housing, is necessary. 

Private rental sector
This report has highlighted the many issues 
plaguing the private rental sector in WA. 
While rental affordability continues to 
deteriorate, particularly for lower income 
households, less attention has been paid to 
the issue of housing conditions – which our 
survey responses show has far more impact 
on a household’s satisfaction with their 
dwelling. While many households can adjust 
expenditure to meet housing costs, up to 
a limit, it is very difficult to adjust to poor 
quality housing, particularly when combined 
with insecure tenure. It is well documented 
that Australian tenants have fewer rights 
than renters in almost every other OECD 
country (OECD 2023). Research continues to 
show Australian states and territories were 
among the most lightly regulated as regards 
security of tenure, rents, housing quality, 
thermal efficiency and registration of 
landlords (Martin, Hulse et al. 2018; Martin 
et al. 2022; Morris, et al. 2021). At the state 
level, WA has some of the lowest rates of 
tenancy security across the country (Shelter 
WA 2023). 

• The affordability crisis currently 
impacting Western Australians has 
pushed many households into housing 
stress, precarious housing arrangements 
and homelessness. Something urgently 
needs to be done to address this growing 
crisis. Minimum conditions, rent 
increases, rights to dwelling modification 
and pet ownership are all critical issues 
that need to be addressed in the review of 
the Residential Tenancies Act. No ground 
eviction undermines security of tenure

and, in a tight market, makes tenants 
very reluctant to exercise their limited 
rights. Tenancy reform to improve 
security of tenure and enable renters to 
make a house feel more like a home (as is 
the case in other states and comparator 
countries) is critical to establish a 
fair and stable sector and to support 
community wellbeing. 

• The rights of tenants need to be balanced 
with the rights of landlords and reflect the 
fact that the market is reliant on small 
investors who make decisions to buy and 
sell based on a range of factors which can 
add a level of volatility to supply. At a 
time when rental vacancy rates are at 
historic lows, state government needs to 
weigh the vital need for rental reform 
against the potential impact on supply. 
WA has seen thousands of investors exit 
the market in the last two years and 
cannot afford to risk a further exodus of 
landlords who may feel tenancy reform is 
eroding their control over their property. 
State government needs to consider 
whether the implementation of tenancy 
reforms should wait until supply in
the private rental sector has recovered 
sufficiently to deliver a more balanced 
market. Reforms designed to aid tenants 
might have the opposite effect when 
supply is constrained and if supply were 
to contract even further. Likewise, options 
such as rent freezes or rent caps could 
have unintended consequences in such a 
tightly constrained market and may not 
end up being beneficial to tenants. A 
thorough assessment of the reforms that 
would deliver a private rental system 
equitable for both tenants and landlords 
is required.

• Enabling policy settings that stimulate 
build-to-rent investment and the 
subsequent provision of dwellings into the 
private rental sector should be a priority 
for the state. Additional support,
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in the form of reduced land tax rates as 
recently announced in Queensland, and 
more favourable rates of depreciation, 
should be available to build-to-rent 
investors. Additional incentives should be 
available to build-to-rent providers who 
deliver a proportion of affordable (below 
market) housing within the development, 
ideally in partnership with the 
community housing sector. In the longer 
term a transition to a market with fewer 
smaller investors and more institutional 
investments delivering affordable rental 
at scale may reduce market volatility, 
enhance sustainability and security of 
tenure, and achieve a better balance of 
supply across the housing spectrum.

• A review of Commonwealth Rent 
Assistance is long overdue as it is no 
longer fit for purpose.

• Given recent rent increases, state 
government should consider financial 
support for those tenants most in need, 
given the safety net of social housing
is not sufficiently available, and that the 
next step for vulnerable tenants could 
potentially be homelessness. This could 
mirror the support provided during the 
COVID-19 pandemic. Financial support to 
keep people in their homes is more cost 
effective than dealing with a significant 
increase in homelessness.

• State and local government should fund 
the delivery of short term, temporary 
accommodation on available land, or 
within suitable commercial space at the 
end of its economic life, until the vacancy 
rate eases, and market availability 
improves.

• Dwellings let on a short-term basis, such 
as Airbnb, should be heavily regulated 
when the vacancy rate in the local private 
rental market drops below a certain level, 
for example 2 per cent. Regulation should 
ensure suitable accommodation is

made available on the local private rental 
market to ease local shortages. The 
federal government should also explore 
reforming negative gearing, so that it 
applies only for the duration properties 
are available for lease on the private 
rental market, encouraging a switch from 
short-term letting. Policy settings should 
be able to be flexible based on local 
market conditions. 

• As highlighted in this report, when 
compared to owners, private renters have 
less access to sustainability features such 
as solar panels, insulation and rainwater 
tanks. This increases household running 
costs, placing even more pressure on the 
household budget. Where households 
cannot afford heating in winter and 
cooling in summer (for instance, aged 
pensioners) this can negatively impact on  
health and wellbeing, pushing up the cost 
of healthcare and burden of disease within 
the community. Private investors should 
be incentivised to deliver features that will 
not only benefit their tenants but also 
have a positive impact on the planet.

Affordable housing products
The supply of social housing is critical to 
support those with the greatest need, but 
the provision of affordable housing options 
to help social housing tenants transition to 
market housing, and to provide ongoing 
shelter to households on low incomes, is in 
short supply. This is only set to get worse 
with the demise of National Rental 
Affordability scheme (NRAS). Housing with 
affordable and subsidised rents, shared 
equity/ownership products and low deposit 
loans are an essential component of the 
housing spectrum. While the WA market is 
currently well served 
with affordable ownership products, given 
access to Keystart and HGS, there is very 
little affordable rental accommodation 
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available, and the cost of lower quartile 
rental properties has risen much faster 
than the rest of the market. Federal and 
state government needs to ensure a steady 
supply of low income affordable rental 
housing to enable transitions across the 
housing continuum.  

• NRAS provided a large-scale supply of 
affordable rental housing, however the 
incentives attached to these dwellings are 
coming to an end. Governments should 
extent existing incentives, where possible, 
and introduce a replacement for NRAS to 
ensure continued delivery of subsidised 
rental accommodation for those on low 
incomes on an ongoing basis.  A scheme 
administered through the National 
Housing Finance and Investment 
Corporation (NHFIC) could incentivise the 
private and community housing sectors 
to deliver long
term, below market rental dwellings. 
While NRAS had its problems, it did 
demonstrate how affordable rental supply 
could be delivered relatively quickly 
through tax incentives (Rowley et al., 
2016). We should be learning from its 
successes and limitations to design and 
deliver a better targeted and more 
sustainable affordable rental scheme into 
the future.

• Key Worker housing is another critical 
issue for Western Australia, particularly in 
the regional centres. There needs to be 
provision for affordable rentals to house 
key workers to ensure continuity of 
essential services and the sustainability 
of local economies. This issue has been 
highlighted in other states as a critical 
emerging issue as affordability and 
availability declines (Gilbert et al., 2021). 
WA has invested in the past in the 
Government Regional Officer Housing
(GROH) program, where government 
agencies have sub-let rental properties to 
state employees. More needs to be done 
to ensure adequacy of supply and

to ensure housing can be practically 
accessed by key workers in other 
sectors such as frontline community 
services.

• Inclusionary zoning should be used to 
deliver a range of affordable housing 
products within market developments. 
While some developers may baulk
at the on-site provision of social housing, 
particularly within apartment 
developments, the provision of affordable 
(below market) rental accommodation for 
key workers and households on lower 
incomes should be more palatable. 
Dwellings should be sold (or let in the 
case of build-to-rent) to community 
housing providers who can then deliver a 
range of affordable housing products, 
bridging the gap between social housing 
and the bottom end of the private rental 
market. Such products can also be 
delivered as part of land subdivisions, 
with land sold to appropriate providers. 
Establishing a state wide affordable 
housing contribution policy as soon as 
possible, with local government  
contribution plans, is necessary to allow 
the market to adjust over time. This 
would be a major step on the pathway to 
a consistent supply of affordable housing 
that follows emerging policy in other 
states.

Social housing and homelessness
In January 2023, the state government 
announced a commitment of $2.4 billion 
over a four year period to increase the 
quantity and improve the quality of social 
housing (Carey 2023a). This funding brings 
together the collective investment across 
various government programs, including the 
Social Housing Economic Recovery Package 
(SHERP) announced during the early months 
of the pandemic. As at 22 March 2023, 
1,100 social homes have been completed 
with just under 1,000 now under 
construction (Hansard WA 2023). An 
additional 492 
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social homes have also been acquired since 
July 2021 under the WA Government’s spot 
purchase program (Minister for Housing 
2023).

Minor amendments have been made to 
social housing eligibility criteria that 
increase the income eligibility limits for 
single income households, people with 
disability, and households living in specified 
remote areas of WA (Carey 2023b). Tenancy 
and homelessness support organisations 
have been critical of these amendments, 
arguing that they were solely the result of 
an increase to income support payments 
that would have rendered many sitting 
tenants of social housing ineligible, and did 
very little to provide urgent support to the 
growing population experiencing or at risk 
of homelessness. As our analysis of lower 
quartile income rental affordability and 
availability in this report indicates, there are 
very few rentals now available that lower 
income households can afford in Greater 
Perth or the regional centres, and the 
affordability gap is continuing to widen.

Homelessness peak bodies across Western 
Australia have also made a series of 
recommendations to government. For 
example, Shelter WA has called for a 
WA Housing Future Fund ($1 billion), a 
community housing grants program, 
affordable rentals for regional key workers 
($200 million), and energy efficiency 
programs for lower income households 
($350 million) (Shelter WA 2022).

Shelter WA have also called for additional 
investment in homelessness services, 
which are experiencing increased financial 
pressures that are negatively impacting 
service delivery. Analysis from the 
Australian Institution of Health and Welfare 
(AIHW 2021) found that on any given 
day in WA during 2021, 65 requests for 
assistance from specialist homelessness 

services were unmet (Shelter WA 2022, p. 
24). Similar experiences were identified in 
our consultations and correspondence with 
homelessness support providers, who note 
that these pressures have intensified in the 
last 12-18 months. 

The increased demands on services, limits 
on resources, and an already heavily 
burdened workforce poses a challenge to 
providing best practice service delivery.  
Support teams and case workers are 
juggling high caseloads due to demand 
across the sector, with few options for 
referrals to other agencies, and few 
affordable places for those looking to 
transition out of services. The emotional 
toll of supporting people experiencing 
rough sleeping or in unsafe, unsuitable 
accommodation for indefinite periods is 
immense as many of the people seeking 
help are dealing with comorbid health 
issues and the mental and physical toll of 
rough sleeping can be fatal.

As pathways out of homelessness become 
increasingly constrained, staff are also at 
greater risk of verbal and physical abuse. 
The sector is seeing increased staff turnover 
as people to leave the sector for better pay, 
less stress and job security. Recruitment 
and retention issues are prevalent and 
support organisations are struggling to find 
staff with the requisite experience willing to 
do the work. Positions are remaining vacant 
for longer, which has in turn a significant 
impact on service delivery. Workers are 
themselves struggling to find or maintain 
affordable housing for their families. 
Support organisations are often forced to 
employ staff with less skills and experience, 
requiring substantially more resources 
dedicated to recruitment, training and 
supervision. 
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So what can governments do to support 
this vital sector?
• State government needs to fund the 

provision of 900 additional social housing 
dwellings per annum just to maintain 
social housing at its current level as a 
proportion of total stock. This requires 
significant on-going investment, 
justifiable because social housing
is critical infrastructure, and such 
investment is essential to the state.

• State government should consider
the way it works with the community 
housing sector and recognise how the 
status of the sector allows it to leverage 
funding and deliver housing on a more 
cost-effective basis that the direct 
provision of public housing. Community 
housing providers need access to sites 
and certainty of funding to allow the 
provision of new housing and be able to 
generate the type of scale. This model 
has been proven to work successfully in 
other states as a way to facilitate further 
development opportunities and increase 
social housing stock. With private sector 
interest in funding affordable housing 
growing rapidly (Benedict, Gurran et al. 
2022) the community housing sector has 
never been better placed to deliver new 
housing with appropriate support from 
government.

• The income eligibility limits for public 
housing are much lower in WA than in 
some other states. For example, in WA a 
couple is eligible for public housing with 
an income of $7358 per week or below. In 
comparison, the equivalent figure
is $950 in NSW9 and $1,193 in South 
Australia10. State government should 
review income eligibility limits to align 
WA with other states. Small changes

to support payments such as the aged 
pension would mean households are no 
longer eligible for social housing and such 
households would have little prospect 
of securing housing in the private rental 
market. Such low income limits also 
result in the waiting list being much lower 
than it would otherwise be if income 
limits reflected those of other states. 

• State government should deliver greater 
investment in homelessness support 
services and an expansion of funding to 
support Housing First initiatives. It is 
encouraging to see the WA government 
establish a Housing First Homelessness 
Advisory Group which will hopefully 
encourage large investment in housing 
first programs.

• Many support organisations are funded 
through time-limited grants, creating 
uncertainty for both staff and clients, and 
constraining organisations ability to plan 
to be strategic and sustainable.
An expansion of secure funding for 
homelessness support services is 
essential.

• Establish a Homelessness Housing Fund, 
tailored to attract public, private and 
philanthropic funding which could be 
leveraged to deliver social housing and 
boost access to the private rental market. 
An example of this is the My Home project 
which under a PPP arrangement, is in the 
development phase to deliver 18 new 
homes for women over 55 experiencing 
homelessness (see My Home Housing 
2023).

8 https://www.housing.wa.gov.au/HousingDocuments/Public_Housing_Income_Limits.pdf.
9 https://www.facs.nsw.gov.au/housing/policies/social-housing-eligibility-allocations-policy-supplement/chapters/income.
10 https://www.housing.sa.gov.au/about-us/policies/income-and-asset-limits.
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