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HOUSING AFFORDABILITY IN 2025

The Bankwest Curtin Economics Centre
(BCEC) is an independent economic and
social research organisation located

within the Faculty of Business and Law

at Curtin University. The Centre was
established in 2012 through the generous
support of Bankwest as our foundational
partner, with a mission to deliver trusted
research with tangible outcomes that
transform lives. The Centre’s research

and engagement activities are designed

to influence economic and social policy
debates in state and Federal Parliament,
regional and national media, and the
wider Australian community. Through

high quality, evidence-based research

and analysis, our research outcomes
inform policy makers and commentators
of the economic challenges to achieving
sustainable and equitable growth and
prosperity in Western Australia, nationally
and globally. By bringing together experts
from the research, policy and business
communities at all stages of the process -
from framing and conceptualising research
questions, through the conduct of research,
to the communication and implementation
of research findings - we ensure that our
research is relevant, fit for purpose, and
makes a genuine difference to the lives

of Australians. The Centre capitalises on
Curtin University’s reputation for excellence
in economic modelling, forecasting, public
policy research, trade and industrial
economics and spatial sciences. Centre
researchers have specific expertise in
economic forecasting, quantitative
modelling and economic and social policy
evaluation. The Centre also derives great
value from its close association with experts
from the corporate, business, public and
not-for-profit sectors.

The Australian Housing and Urban Research
Institute (AHURI) is based in Melbourne

and has nine partner Universities across
the country, including Curtin. Funded by
state and commonwealth governments,
AHURI’s aim is the delivery of high quality,
peer reviewed primary research across
housing, homelessness, cities and urban
policy arenas; disseminating findings to
government, industry and the community;
and creating engagement opportunities with
the AHURI evidence-base.

The AHURI - Curtin Research Centre has
delivered high quality, impactful research
for well over a decade. Its key focus has been
on the delivery of policy relevant research

in the areas of housing economics, housing
supply, housing affordability, private sector
investment in affordable housing, specialist
disability housing, housing aspirations

and housing ageing Australians. Curtin’s
housing researchers come from across the
University delivering multi-disciplinary
research informing policy development at all
levels of government.
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SUMMARY AND POLICY AGENDA

Western Australia’s housing system is
facing a profound and urgent challenge.
Record population growth, constrained
housing supply, and escalating rental costs
have created a housing crisis that is testing
the resilience of the state’s market and
exposing deep vulnerabilities for renters,
Tow, and even moderate, income families.
This report presents a clear case for
immediate and coordinated policy action to
restore balance and equity in the housing
system.

Demand is significantly outpacing supply.
While WA delivered over 20,000 housing
completions in 2024 - the highest in seven
years - this remains 4,000 dwellings short
of the implied Housing Accord target.
Compounding this shortfall are acute
capacity constraints in the construction
sector, exacerbated by builder insolvencies,
labour shortages, rising material costs, and
delays between approvals and completions.

Rental affordability has deteriorated
markedly. Affordable rentals - including
rents below $350 per week - have collapsed,
leaving financially vulnerable renters with
few options. Although new rental options
are emerging in outer suburban areas, these
locations often lack adequate transport links
and essential services. Meanwhile, inner and
middle-ring suburbs have seen a net loss of
rental stock, deepening the disconnection
between affordable housing and job
opportunities.

Suburb-level data on rental bond
lodgements and housing activity reveals
widening spatial inequalities. Lower-income
households are being priced out of well-
located areas and pushed to the fringes

of the metropolitan region. The risks of
increased social and economic exclusion
are growing - especially for single-parent
families, older renters, and key workers.

Without a substantial and sustained uplift
in housing supply - including a significant
expansion of social and affordable

housing - Western Australia faces a

future of worsening affordability, rising
homelessness, and further strain on support
services.

The WA government’s ongoing commitment
to increase the state’s social housing stock
is to be welcomed, but WA has a long way
to travel to provide the scale of social and
affordable housing to meet societal needs.
Addressing this challenge will require not
only increased investment in housing stock,
but also more flexible tenure models, greater
utilisation of underused land, and enhanced
support services to maintain housing
stability.

This report calls for urgent, integrated
responses at three levels: immediate
supports to relieve pressure on vulnerable
households and stabilise the rental market;
medium-term reforms to ensure new
housing aligns with demand - by location,
tenure, and dwelling type; and longer-term
structural measures to embed equity,
sustainability, and resilience in housing
policy and delivery frameworks

Addressing the housing crisis is no longer
optional - it is a shared responsibility.
Without bold, collective action, the
affordability crisis will continue to
undermine social cohesion, public health,
and economic productivity.

This BCEC Housing Affordability Report
offers a comprehensive and practical
framework to guide policy and investment
decisions.

e For government, it outlines immediate
and longer-term interventions to
rebalance the market and protect
vulnerable groups.

e For developers and builders, it provides
the evidence to support planning reform
and land supply decisions that can deliver
housing at scale and speed.

e And for the community sector, it
highlights where policy gaps persist -
and where collaboration and funding
can most effectively improve housing
outcomes.

Our report is a call to action across all
sectors to work together towards a resilient,
inclusive and functional housing system for
Western Australia.
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KEY FINDINGS

WA’s population
has increased by

119,000
(4.2%)

since March

2023

Greater Perth absorbing 85 per cent
of the state’s growth

Build times in WA have
more than doubled
to 15.6 monthsin 2023-24,

compared to 7 months in
2018-19

POLICY
RECOMMENDATIONS

Immediate actions

(within 12 months)

e Expand rental assistance programs.

e Make the WA rent relief program
permanent.

e Reinstate and scale up crisis and
transitional accommodation.

e Support energy efficiency retrofits
for existing rental properties.

e Boost support for WA’s
homelessness service providers.

e Improve coordination and data
sharing between housing, health
and support services.

e Strengthen preventative services
targeting early risk factors for
homelessness.

See pages 10-11 for BCEC’s full list of

immediate, medium and long term
recommendations.

444,140 —

Social housing stock (2024) ]

20,700 _

Social housing waitlist (2024)

16,250

Extra social housing needed

Shortfall of 7,700 in rental stock

Perth has a shortfall of 7,700 in rental
stock if rental utilisation rates for
March 2023 are applied to the current
population.

Housing Affordability in
Western Australia 2025
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HOUSING MARKET TRENDS IN WA

KEY FINDINGS

Accord target of 24,000 dwellings.

to 7 monthsin 2018-19.

between revenues and costs.

e Dwelling completions in WA broke through the 20,000 barrier in 2024 for the first
time since 2017, mainly detached dwellings, but still fall short of the National

e WA’s population rose by 4.2 per cent since March 2023 - some 119,000 more
people - with Greater Perth absorbing 85 per cent of the growth.
e Build times in WA have more than doubled to 15.6 months in 2023-24, compared

e The multi-residential sector remains weak due to the continued imbalance

o Affordability for single-income essential workers has deteriorated, with most
unable to buy in more than a handful of Perth suburbs.

With WA's population growing by 4.2 per
cent since March 2023, mostly concentrated
in Greater Perth, the demand for housing
has surged. But while dwelling completions
for WA in 2024 have broken through the
20,000 barrier for the first time since 2017,
WA still remains 4,000 dwellings short of
the implied annual requirement of 24,000
new properties per year under the National
Housing Accord. In fact, many in the
property sector regard this as a minimum
target given the state’s housing needs and
projected population growth.

Construction costs, labour shortages, and
planning lags have widened the gap between
housing approvals, commencements, and
completions. And build times in WA have
more than doubled to 15.6 months since
2018-19 - the highest in the country -
adding up to $100,000 to the price of a
typical new home in just four years.
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These pressures have helped push Perth’s
median house price to $851,000, far
outpacing income growth and locking many
single-income essential workers out of the
market.

Investor interest is growing - particularly

in high-yield outer suburbs - but first home
buyers are losing ground. Demand remains
strong, and recent, and potentially future,
interest rate cuts will fuel further demand
making further price growth likely. New
schemes such as the federal government’s
help-to-buy and expansion of the first home
guarantee program will add to demand.
Established dwelling listings remain scarce,
days on market remain at near-record Tows,
and affordability continues to deteriorate
across the board.



RENTAL MARKET DYNAMICS
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14 per cent in the past year alone.

119,000 over the same period.

Park, South Perth, and Fremantle.

those are facing severe poverty.

e Median advertised weekly rents for houses in Perth have risen by $320 per week
(76%) from $420 per week in June 2020 to $740 by December 2024, and by

e Only 694 new dwellings have been added to Perth’s private rental stock between
March 2023 and September 2024, despite the population having grown by

e Perth has a shortfall of 7,700 in rental stock if rental utilisation rates for March
2023 are applied to the current population.

e Rental bonds have fallen in inner and middle Perth suburbs, including Victoria

e Nearly two thirds of single female renters aged 55+ are in poverty, and half of

For renters - particularly those on low or
single incomes - the situation is even more
critical. Rental affordability in Western
Australia has deteriorated sharply due to a
chronic imbalance between soaring demand
and stagnant supply. In Perth, median
advertised weekly rents for houses have
jumped by $320 in less than five years,
reaching $740 by December 2024. Indeed,
the median advertised weekly rent has risen
14 per cent rise in the past year alone.

This spike has been fuelled by vacancy rates
below 1 per cent for two years, making Perth
one of the nation’s tightest rental markets.
While vacancies have recently edged above
2 per cent, rent relief remains at least

two years away and vacancy rates vary
dramatically across suburbs.

The core issue is supply: only 694 new rental
dwellings were added between March 2023
and September 2024, despite a population
surge of 119,000. As a result, Perth is now
7,700 rental properties short of what's
needed to keep pace with the expanding
population - driving rents higher and
worsening housing stress across the city.
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The collapse in affordable rentals has left
many families with few viable options.

Most new rental stock is emerging in

outer suburban areas, which while more
affordable, may present transport and
service access challenges. Inner and middle-
ring suburbs have lost rental stock, further
exacerbating the spatial mismatch between
jobs and housing.

Suburb-level data on rental bond
lodgements, new approvals, and
affordability conditions highlights the risk
of deepening spatial inequality. Vulnerable
renters are increasingly being priced out

of well-located areas, pushing them to the
fringe where service provision is less reliable
and employment access more constrained.



2024 AUSTRALIAN HOUSING CONDITIONS DATA INFRASTRUCTURE

SURVEY

KEY FINDINGS
significantly since 2022.
of 100,000 on 2022.
the second lowest share nationally.
to the BCEC Housing Condition Index.
walls and ceilings.

main reason for renting.

e Quver a quarter of private renters now regard their rent as unaffordable - up

e 210,000 WA households now perceive their housing as unaffordable - an increase
e Only 64 per cent of WA residents rate their housing condition as good or excellent,
o WA renters have a lower housing condition score than any other state according

e Onein five WA renters experience damp, with more than half reporting cracks in

e Half of renters cite purchase affordability issues or deposit constraints as the

This report includes new findings from
the 2024 Australian Housing Conditions
Data Infrastructure Survey (AHCDIS), a
national survey that captures the lived
housing experiences of more than 20,000
Australians. The 2024 AHCDI survey
underscores a worsening landscape for
housing affordability.

While traditional mortgage stress
measures have long been used to monitor
affordability, the self-assessed affordability
reported in our survey shows that a
growing number of households are facing
housing cost burdens they perceive as
unsustainable. Only 39 per cent of private
renters regard their rent as affordable,

and affordability for mortgage holders has
dropped sharply since 2022 due to interest
rate rises and elevated house prices.

Affordability pressures are accompanied

by widespread concerns about housing
quality.Although a relatively small
proportion of households rate their dwelling
as being in poor or worse condition (6%),
the link between poor housing and negative
health outcomes is stark. Households in
unaffordable dwellings are significantly
more likely to report poor mental and
physical health. Satisfaction with housing
is more closely tied to physical condition
than affordability, reinforcing that quality
and liveability must be central to

housing policy.

Tenure-based inequality is evident
throughout the findings. Renters are
disproportionately affected by poor dwelling
conditions, unaffordability, and inadequate
temperature control. The disparity in

access to sustainability features such as
insulation and solar panels between renters
and owners - particularly in WA - is a key
contributor to this inequality. Younger
Western Australians, renters, and one-
parent families fare the worst on nearly
every measure, suggesting targeted support
is urgently needed for these groups.

And despite reduced interest rates, rising
house prices along with cost-of-living
pressures have had a strong negative impact
on renters’ aspirations of owning a home. Half
of all renters cite home purchase affordability
issues or deposit constraints as the main
reason for renting, with only 44 per cent
believing they'll own a home in the future.




HOMELESSNESS AND HOUSING NEEDS IN
WESTERN AUSTRALIA

KEY FINDINGS

e Homelessness in WA has increased by 8 per cent since 2016, with rough sleeping
more than doubling (+114%).

e Nearly 25,000 clients in WA accessed specialist homelessness services (SHS) in
2023-24, up 18 per cent since 2011-12.

e Women make up two thirds of SHS clients in WA - this represents a 31 per cent
rise in female clients since 2011-12.

e Half of WA clients seek SHS support due to family and domestic violence - above
the national average of 39 per cent.

e WA'’s social housing waitlist has risen to nearly 20,700, an increase of more than
a third (38%) in five years.

e Social housing makes up around 3.6 per cent of all WA housing, with 16,250 more
units needed to raise the share to 5 per cent.

The 2025 BCEC Housing Affordability Report
presents a comprehensive assessment of
homelessness and unmet housing need in
Western Australia (WA). Drawing from the
Australian Institute of Health and Welfare’s
Specialist Homelessness Services Collection
(SHSQ), the report highlights a rising demand
for homelessness services, particularly
among women, older people, First Nations
Australians, and working households. The
analysis revedls persistent shortfalls in
long-term housing provision, a growing
reliance on crisis accommodation, and a
chronic underinvestment in social housing.
These patterns are placing increasing strain
on support services and exposing structural
failures in WA's housing system.

This report shows that homelessness in

WA is becoming more widespread and

more entrenched. Homelessness in WA has
increased by 8 per cent since 2016, with
rough sleeping more than doubling over the
same period. In fact, nearly 25,000 WA clients
accessed specialist homelessness services in
2023-24, up 18 per cent since 2011-12.

The marked increase in repeat homelessness
service users (64% of all SHS clients in

2024) points to persistent homelessness as

a systemic issue, rather than a short-term
crisis. The steep rise in homelessness among
women, particularly older women, reflects the
intersection of insecure housing, gendered
violence, and economic vulnerability. And full-
time work is no longer a guarantee of housing
security, with employed people how making up
11n 10 of the state’s SHS clients.

The WA government's commitment to
increase the state’s social housing stock

is both welcome and urgently needed.
According to AIHW data, there were 44,740
social housing units in WA in June 2024,
with an extra 1,700 units added to the social
housing stock in the space of two years.

But at the same time, WA's social housing
waitlist has risen to nearly 20,700 in 2024,
an increase of more than one third (38%) in

five years.

L

Social housing currently makes up around
3.6 per cent of all WA housing, with 16,250
more units needed to raise the share to

5 per cent.




POLICY RECOMMENDATIONS
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Expand rental assistance programs
including increased Commonwealth Rent
Assistance (CRA) indexed to median
rents and targeted WA rental subsidies
for low-income households facing
housing stress.

Make permanent the WA rent relief
program that has helped over 2,700
households remain in their rental
properties and provide housing stability.

Reinstate and scale up crisis and
transitional accommodation, with
priority for vulnerable groups such as
women and children escaping family
violence.

Support energy efficiency retrofits for
rental properties, especially in WA where
renters face high energy costs and poor
insulation, to reduce energy poverty.

Boost support for homeless service
providers, expanding SHS funding

to reduce the 62 per cent rate of
unassisted clients recorded in 2023-24.

Improve coordination and data-
sharing across housing, health and
support services to track repeat
homelessness, improve referrals and
avoid service duplication.

Strengthen preventative services
targeting early risk factors for
homelessness such as rental stress,
unemployment and family breakdown.

Fast-track housing completions

by expanding state-level subsidies,
streamlining approvals, and mobilising
the construction workforce for shovel-
ready developments.

Utilise the Social and Affordable
Housing Investment Fund to finance
social, affordable, and key worker housing
at scale, leveraging public land and
private investment. Target development
to specific groups such as first home
buyers and key workers to reduce
demand and increase affordability.

Deliver more built form outcomes on
Development WA sites to reduce the
reliance on the private sector and speed
up development of critical sites.
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Introduce affordable housing options
and supports for key workers (e.g.
grants or mortgage buffers) living in
high-cost areas.

Create ‘inclusionary zones’ in high-
amenity suburbs, mandating affordable
housing targets (ideally for key workers)
for all major new residential projects.

Support new build-to-rent
developments, with government-
backed guarantees or tax incentives,
especially in well-located urban renewal
areas. Encourage and reward build-to-
rent partnerships with the community
housing sector.

Introduce consistent and enforceable
minimum housing quality standards
for rental properties, including standards
for damp, heating, cooling, and energy
efficiency.

Target shared equity and deposit gap
schemes at low-to-moderate income
households, young and single-parent
families, and long-term renters.

Fund and coordinate outer-suburb
infrastructure investment, ensuring
areas like Wanneroo, Baldivis and
Byford, and future expansion areas, are
supported with transport, schools, and
health services.

Strengthen tenant protections,
including longer-term leases and limits
on rent increases, to improve rental
stability. Examine the potential impact
of removing no grounds eviction.

Expand funding for the ‘Housing

First’ model to reduce reliance on
emergency and crisis accommodation
by scaling up permanent housing with
wraparound services, including mental
health and addiction support.

Prioritise Indigenous-led housing and
homelessness strategies that account
for cultural needs and intergenerational
disadvantage.

Address service gaps for women and
families through increased support for
female-led households - especially those
affected by domestic violence - and
those in older age groups, with culturally
safe, trauma-informed services.



POLICY RECOMMENDATIONS
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Develop and adopt improved
affordability benchmarks beyond
income stress metrics, including
subjective housing strain and physical
dwelling conditions as well as housing
consumption costs such as energy,
insurance and travel.

Expand condition monitoring
programs to update housing quality
indicators and inform targeted
investment.

Facilitate planning and land supply
reform, with special focus on medium-
density, infill, and ‘missing middle’
housing in well-serviced underutilised
metro areas with strong job
accessibility.

Promote integration of housing and
health policy, recognising links between
poor housing and health outcomes.

Commit to sustained delivery of at
least 24,000 new homes annually

in WA, with a rolling 10-year housing
strategy aligned with population
growth and climate resilience. This
requires sustained and coordinated
funding and partnerships across
government and with the private sector.

Commit to funding a minimum of
1,200 new or repurposed social
housing dwellings per annum, 5 per
cent of the 24,000 total new homes.

Increase total social housing supply
to 5 per cent of WA’s dwelling stock
by 2040 to ease pressure on existing
social housing and reduce waitlists.
Support this development with
increased funding commitments for
the maintenance and refurbishment of
existing social housing.

Replace stamp duty with a more
efficient tax which will encourage

and support household mobility and
potentially facilitate a better match
between household and dwelling types.
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Embed housing into regional
economic development plans,
ensuring that population
decentralisation is supported by
appropriate infrastructure and
adequate, affordable housing stock.
Housing is social infrastructure.

Promote mixed-tenure, mixed-income
developments, reducing segregation
and creating more inclusive, resilient
neighbourhoods.

Deliver build-to-rent developments at
scale, in partnership with the private
sector, to increase rental supply in
inner areas and reduce the reliance on a
volatile private rental sector.

Unlock surplus public land for
affordable and mixed-income
developments through public-private
partnerships, prioritising inner

and middlering suburbs. Fast track
development of this land.

Enhance public reporting on SHS
performance metrics, including unmet
demand, and long-term housing
outcomes, to enhance transparency
and accountability.
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