R E N TA L A F F O R DA B I L I T Y
SNAPSHOT
REGIONAL REPORTS / APRIL 2021

Rental Affordability Snapshot 2021
ANGLICARE NSW SOUTH, NSW WEST & ACT

Our footprint in housing and crisis support
Anglicare NSW South, NSW West & ACT supports people on low incomes living in rural communities,
regional hubs, and coastal towns ranging from the south coast to the western plains and the national
capital. The people whom we serve, and many of the communities in which they live, are subject to
socioeconomic shifts, drought, and demographic changes. Across our catchment area are many small
rural and regional communities where support services are very limited.
These areas are:
 ACT and Queanbeyan
 Western New South Wales – Far West, Central West, and Orana
 Riverina Murray
 Southeast New South Wales – the Capital Region
Housing costs in ACT, Queanbeyan, and many parts of regional NSW are one of the greatest stressors on
family budgets. Anglicare seeks to address this by providing crucial support for people at risk of
homelessness through offering access to emergency housing, homelessness support, and food relief, as
well as case management support. We provide financial counselling and support to people under
financial stress, many as a consequence of issues such as unemployment, and health problems including
mental illness, disability, and family violence. Anglicare strives to provide additional wraparound
support to help people move beyond day-to-day survival towards long-term independence and
sustainable living.
Anglicare NSW South, NSW West & ACT supports low-income households in the ACT and Queanbeyan,
Riverine Murray region, Capital Region in NSW and Western New South Wales – the Far West, Orana,
and Central West regions in a variety of ways:








Supporting young people at risk of homelessness in supported housing programs
Supporting young people to remain engaged in their education and transition to the workforce
Supporting young carers who are at particular risk of difficult transitions to adulthood
Providing disability support services
Providing emergency relief and other food assistance programs, as well as low cost recycled
clothing stores
Providing subsidized rental units for aged pensioners
Supporting at-risk young families to access subsidised early childhood education and care
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No Interest Loans Scheme (NILS)
Survive to Thrive Hubs supporting families with young children
Out-of-Home Care and associated Non-Placement Support Services
Community and parish-based emergency relief programs
Child and family support programs
Youth and family support services



Cassie’s Place and Cassie’s Nest, specialised trauma counselling services for children

This year’s Snapshot
Each year Anglicare surveys the private rental market to see if people on low incomes can afford to rent
a home without putting themselves in financial stress and hardship. We do this by taking a Snapshot of
properties listed for rent on realestate.com.au, allhomes.com.au, and gumtree.com.au on one weekend
each year. We test whether each property is affordable and appropriate for 14 types of households on
low incomes. We determine a suitable rental to cost less than 30 percent of a household’s income, a
commonly used benchmark for affordabilityi; and one that has an appropriate number of bedrooms. We
are unable to assess appropriateness for particular mobility needs and the quality of the rental property.
This Snapshot covers the ACT and Queanbeyan1, Riverina Murray region2, Capital Region in New South
Wales region3, and Western New South Wales – the Far West, Orana, and Central West regions4.

What we found
Over the last 12 months, many families have been affected by unprecedented bushfires and a once-in-acentury pandemic. As these extraordinary events are still unfolding, the communities are already
experiencing the adverse financial and social consequences of the measures put in place across our
nation to limit the spread of COVID-19 – including record job losses, reduced hours, and redundancies.
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LGAs within our catchment area include Queanbeyan, Cooma-Monora (2620 postcodes) and all of Unicorporated ACT.

LGAs within our catchment area include Albury, Balranald, Berrigan, Bland, Blayney, Carrathool, Cobar, Conargo, Coolamon,
Cootamundra, Corowa Shire, Greater Hume Shire, Griffith, Gundagai, Harden, Jerilderie, Leeton, Lockhart, Murray,
Murrumbidgee, Tumbarumba, Tumut Shire, Wakool and Wentworth.
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LGAs within our catchment area include Eurobodalla, Bega Valley, Bombala, Goulburn Mulwaree, Harden, Bathurst Regional,
Boorowa, Cootamundra, Cooma-Monaro, Palerang, Tumbarumba, and Snowy River.
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LGAs within our catchment area include Balranald, Bathurst Regional, Bogan, Boorowa, Brewarrina, Broken Hill, Cabonne,
Central Darling, Cobar, Coonamble, Dubbo, Forbes, Gilgandra, Lachlan, Lithgow, Narromine, Mid-Western Regional, Orange,
Walgett, Warren, Warrumbungle Shire, Wellington, Upper Hunter Shire
4
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This year’s Snapshot shows the number of affordable and appropriate homes for rent for people on low
income on the weekend of 26 March 2021.
As with previous years’ Rental Affordability Snapshots, most people on income support payments would
have a very hard time finding affordable and appropriate private rentals. The findings of this year’s
snapshot show that the shortage of rental properties is the key factor worsening the already problematic
rental market. If this situation continues, homelessness will be rampant. Everybody’s Homes predicts
that the number of households suffering housing stress will increase from 5 percent to 18 percent in the
countryii. For an organisation that works hard to support families to stay together and assists highly
marginalised and at-risk young people to stay connected to school, society, and the workforce, our
findings continue to be grim reading.

2

Southeast – Capital Region
On the Snapshot weekend of 26 March, Anglicare found 167 private rentals advertised in the Capital
Region. When the total number of listings is compared to the same time last year, it decreased from 410
listings to 167 listings. Sixty-four rentals (38 percent) are affordable and appropriate for at least one
household type on Minimum Wage, whilst only 17 rentals (10 percent) are affordable and appropriate
for at least one household type on income support payment. The table below shows how many
properties were affordable and appropriate for our assessed 14 household types.
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Table 1: Rental Affordability in Capital Region excluded Queanbeyan, analysed by household type and
percentage
#

Household Type

Payment Type

Number
Affordable &
Appropriate

Percentage
Affordable &
Appropriate

Percentage
change in
availability
compared to
2020

1%

Percentage
Change in
Affordable &
Appropriate
compared to
2020
0%

1

Couple, two children
(one aged less than 5,
one aged less than 10)

Jobseeker Payment
(both adults)

1

2

Single, two children
(one aged less than 5,
one aged less than 10)

Parenting Payment
Single

0

0%

0%

-100%

3
4

Couple, no children
Single, one child
(aged less than 5)

Age Pension
Parenting Payment
Single

14
2

8%
1%

-4%
-1%

-30%
-71%

5

Single, one child
(aged over 8)

Jobseeker Payment
(formerly Newstart)

0

0%

0%

-

6
7

Single
Single aged over 21

Age Pension
Disability Support
Pension

3
1

2%
1%

0%
0%

0
-50%

8

Single

0

0%

0%

-

9
10
11

Single aged over 18
Single in share house
Couple, two children
(one aged less than 5,
one aged less than 10)

Jobseeker Payment
(formerly Newstart)
Youth Allowance
Youth Allowance
Minimum Wage +
FTB A
(both adults)

0
0
60

0%
0%
36%

0%
0%
-2%

-62%

12

Single, two children
(one aged less than 5,
one aged less than 10)

Minimum Wage +
FTB A & B

5

3%

-3%

-82%

13
14

Single
Couple, two children
(one aged less than 5,
one aged less than 10)

Minimum Wage
Minimum Wage +
Parenting payment
(partnered) + FTB A
&B
167

4
15

2%
9%

-1%
-3%

-69%
-71%

Total No of Properties

-80%

Note 1: The percent change in affordable and appropriate rentals is calculated by finding the change in the
Percentage of Affordable and Appropriate rentals for this year and the Percentage of Affordable and
Appropriate rentals for last year.
Note 2: The percentage change in availability of affordable and appropriate rentals is calculated by finding
the percentage change in the number of affordable and appropriate rentals last year and the number of
affordable and appropriate rentals for the current year.
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ACT and Queanbeyan
On the Snapshot weekend of 26 March, Anglicare found 1058 private rentals advertised in the Capital
Region. Fifty-four rentals (five percent) are affordable and appropriate for at least one household type
on Minimum Wage, whilst only 46 rentals (four percent) are affordable and appropriate for at least one
household type on income support payment. The table below shows how many properties were
affordable and appropriate for our assessed 14 household types.
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Table 2: Rental Affordability in the ACT including Queanbeyan, analysed by household type and
percentage
#

Household Type

Payment Type

Number
Affordable
&
Appropriate

Percentage
Affordable
&
Appropriate

Percentage
change in
availability
compared
to 2020

0.%

Percentage
Change in
Affordable
&
Appropriate
compared
to 2020
0%

1

Couple, two children
(one aged less than 5,
one aged less than 10)

Jobseeker Payment
(both adults)

5

2

Single, two children
(one aged less than 5,
one aged less than 10)

Parenting Payment
Single

4

0%

0%

-

3
4

Couple, no children
Single, one child
(aged less than 5)

Age Pension
Parenting Payment
Single

32
5

3%
0%

2%
0.%

433%
-

5

Single, one child
(aged over 8)

Jobseeker Payment
(formerly Newstart)

2

0%

0%

-

6
7

Single
Single aged over 21

Age Pension
Disability Support
Pension

20
7

2%
1%

0%
1%

25%
-

8

Single

2

0%

0%

-

9
10
11

Single aged over 18
Single in a share house
Couple, two children
(one aged less than 5,
one aged less than 10)

Jobseeker Payment
(formerly Newstart)
Youth Allowance
Youth Allowance
Minimum Wage +
FTB A
(both adults)

0
0
12

0%
0%
1%

0%
0%
0%

50%

12

Single, two children
(one aged less than 5,
one aged less than 10)

Minimum Wage +
FTB A & B

6

1%

1%

-

13
14

Single
Couple, two children
(one aged less than 5,
one aged less than 10)

Minimum Wage
Minimum Wage +
Parenting payment
(partnered) + FTB A &
B
1058

45
6

4%
1%

0%
1%

-6%
-

Total No of Properties

-

Note 1: The percent change in affordable and appropriate rentals is calculated by finding the change in the
Percentage of Affordable and Appropriate rentals for this year and the Percentage of Affordable and
Appropriate rentals for last year.
Note 2: The percentage change in availability of affordable and appropriate rentals is calculated by finding
the percentage change in the number of affordable and appropriate rentals last year and the number of
affordable and appropriate rentals for the current year.
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Riverina Murray
On the Snapshot weekend of 26 March, Anglicare found 241 private rentals advertised in the Riverina
Murray region. When the total number of listings is compared to the same time last year, it shows a
decrease of 64 percent. One hundred and eight rentals (53 percent) were affordable and appropriate
for at least one household type on Minimum Wage, whilst only 71 rentals (29 percent) were affordable
and appropriate for at least one household type on income support payment. The table below shows
how many properties were affordable and appropriate for our assessed 14 household types.
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Table 3: Rental affordability in Riverina Murray analysed by household type and percentage
#

Household Type

Payment Type

Number
Affordable
&
Appropriat
e

Percentage
Affordable
&
Appropriat
e

Percentag
e change
in
availability
compared
to 2020

5%

Percentage
Change in
Affordable
&
Appropriat
e compared
to 2020
-2%

1

Couple, two children
(one aged less than 5,
one aged less than 10)

Jobseeker Payment
(both adults)

11

2

Single, two children
(one aged less than 5,
one aged less than 10)

Parenting Payment
Single

4

2%

-3%

-85%

3

Couple, no children

Age Pension

64

27%

3%

-48%

4

Single, one child
(aged less than 5)

Parenting Payment
Single

24

10%

0%

-52%

5

Single, one child
(aged over 8)

Jobseeker Payment
(formerly Newstart)

8

3%

0%

-42%

6

Single

Age Pension

17

7%

1%

-48%

7

Single aged over 21

Disability Support
Pension

17

7%

2%

-34%

8

Single

1

0%

0%

-

9

Single aged over 18

Jobseeker Payment
(formerly Newstart)
Youth Allowance

0

0%

0%

-

10

Single in a share house

Youth Allowance

0

0%

0%

-

11

Couple, two children
(one aged less than 5,
one aged less than 10)

Minimum Wage + FTB A
(both adults)

96

40%

-10%

-63%

12

Single, two children
(one aged less than 5,
one aged less than 10)

Minimum Wage + FTB A
&B

21

9%

-14%

-82%

13

Single

Minimum Wage

35

15%

-2%

-60%

14

Couple, two children
(one aged less than 5,
one aged less than 10)
Total No of Properties

Minimum Wage +
Parenting payment
(partnered) + FTB A & B
241

53

22%

-9%

-67%

-71%

Note 1: The percent change in affordable and appropriate rentals is calculated by finding the change in the
Percentage of Affordable and Appropriate rentals for this year and the Percentage of Affordable and
Appropriate rentals for last year.
Note 2: The percentage change in availability of affordable and appropriate rentals is calculated by finding
the percentage change in the number of affordable and appropriate rentals last year and the number of
affordable and appropriate rentals for the current year.
8

Western New South Wales – Far West, Central West, and Orana
On the Snapshot weekend of 26 March, Anglicare found 466 private rentals advertised in Western NSW.
When the total number of listings is compared to the same time last year, it shows a decrease of 44
percent. Two hundred and twenty-four rentals (52 percent) were affordable and appropriate for at least
one household type on Minimum Wage, whilst 108 rentals (almost 23 percent) were affordable and
appropriate for at least one household type on income support payments. The table below shows how
many properties were affordable and appropriate for our assessed 14 household types.
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Table 4: Rental Affordability in Central West, Far West & Orana regions, analysed by household type and
percentage
#

Household Type

Payment Type

Number
Affordable
&
Appropriate

Percentage
Affordable
&
Appropriate

Percentage
change in
availability
compared
to 2020

7%

Percentage
Change in
Affordable
&
Appropriate
compared
to 2020
0%

1

Couple, two children
(one aged less than 5,
one aged less than 10)

Jobseeker Payment
(both adults)

31

2

Single, two children
(one aged less than 5,
one aged less than 10)

Parenting Payment
Single

7

2%

-3%

83%

3

Couple, no children

Age Pension

90

19%

Single, one child
(aged less than 5)

Parenting Payment
Single

21

5%

-2%
-1%

50%
60%

4
5

Single, one child
(aged over 8)

Jobseeker Payment
(formerly Newstart)

1

0%

-1%

86%

6

Single

Age Pension

17

4%

7

Single aged over 21

Disability Support
Pension

17

4%

0%
0%

48%
48%

8

Single

2

0%

0%

100%

9

Single aged over 18

Jobseeker Payment
(formerly Newstart)
Youth Allowance

0

0%

-

10

Single in share house

Youth Allowance

0

0%

11

Couple, two children
(one aged less than 5,
one aged less than 10)

Minimum Wage + FTB
A
(both adults)

186

40%

0%
0%
-13%

59%

12

Single, two children
(one aged less than 5,
one aged less than 10)

Minimum Wage + FTB
A&B

59

13%

-9%

68%

13

Single

Minimum Wage

41

9%

14

Couple, two children
(one aged less than 5,
one aged less than 10)
Total No of Properties

Minimum Wage +
Parenting payment
(partnered) + FTB A & B
466

92

20%

-4%
-12%

273%
65%

49%

Note 1: The percent change in affordable and appropriate rentals is calculated by finding the change in the
Percentage of Affordable and Appropriate rentals for this year and the Percentage of Affordable and
Appropriate rentals for last year.
Note 2: The percentage change in availability of affordable and appropriate rentals is calculated by finding
the percentage change in the number of affordable and appropriate rentals last year and the number of
affordable and appropriate rentals for the current year.
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Young people and jobseekers
Single people on Jobseeker have extremely poor prospects in finding a rental in all the four regions of
the catchment area as they are looking at zero percent of the total rentals in the regions appropriate and
affordable for them.
Single people over 18 and Single people in share houses on Youth Allowance are worse off when
compared to all the other households. These groups have absolutely no rental options – not even one
available in the market across all four regions.

“I had a big fight with my brother and I had to leave the home we were living in. When I
became homeless I was sleeping in tents and on people’s couches, just wherever I could. I’ve
got two teenage boys and they’re with me. One of them is 17 and he doesn’t go to school
anymore. My other son is still in school but he’s enrolled at Moruya High but we live too far
away now. I’m trying to get him in to the Batemans Bay High School. There’s so many more
people in the area who need housing because of people who lost homes due to the bushfires.
Emergency accommodation is really limited. Some hotel accommodation costs $140 a night.
I simply can’t afford that. Now I stay at the Coach House $450 a week for a 3 bedroom
accommodation for me and my sons. Because of a lot of Easter cancellations, I was lucky
that I could stay.
The Anglicare team have been helping out heaps to put in forms with housing. If we need
petrol vouchers to get there, they’ve helped me out with food. Anne is the main person that
I talk to. Anne’s been heaps good. She explains a lot of things if I don’t understand. It’s been
the worst time to become homeless on the Coast ever. Usually you can get a rental, but it’s
really hard to get that too. There are homes being repaired and rebuilt so it’s hard to even
get builders in.
I think we need more public housing, but that could take years. It doesn’t help me where I
am now. I’d love to have my own place and know where I’m coming back to each day, then
I can get a job. Then I can start work again. “
Nikki Nye, a single mom with two teenage sons on Jobseeker from Batemans Bay

Families with children receiving income support
Single people with one child (aged over 8) on Jobseeker are worse off among the various households in
this category. There was only three percent of the properties affordable for this group in the Riverina
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Murray region while in the other three regions such as Capital Region, ACT, and the Western regions,
there were zero percent of the properties affordable.
Single people with two children (one aged less than 5, one aged less than 10) on Parenting Payment face
a similar situation in the rental market when compared to the single people with one child household
group, with two percent of the rentals available in Riverina Murray and Western regions. But there was
zero percent of rentals for this group available in ACT and Capital regions.
Single people with one child (aged less than 5) on Parenting Payment have slightly improved chances
of finding housing in Riverina Murray and Western regions with around 5 - 10 percent of rentals
available. It gets worse in the Capital and ACT regions with one and zero percent respectively.
Couples with two children (one aged less than 5, one aged less than 10) on Jobseeker have less than
seven percent of rentals available in all four regions. The rental market in the Capital region is extremely
difficult for this household type with just one percent of the rentals affordable for them.
Families with children on income support face severe discrimination in the market as the landlords tend
to overlook them. They tend to favour tenants with stable jobs and they also prefer not to have young
children living in their properties.

“It was tough. I couldn’t afford something right in town. I was scared because my electricity
bill was increasing. I couldn’t afford to pay the whole amount. I felt really harassed by the
real estate agents. I told them that I was paying what I could. I ended up putting myself in
debt in order to pay off this debt. I didn’t have support from anyone. I didn’t have family
support or any support from the father of my child.
I received an eviction letter and I didn’t know what to do. Around September [2020] I was
advised by the court that I had 3 weeks to get out. We advised NSW Housing that we had
nowhere to go. Eventually I did end up homeless and me and my daughter ended up living in
a hotel room. I was there for about 2-3 weeks and when housing eventually called for me
and told me they had a house for me, it was amazing. If I hadn’t got in touch with Rebecca
[from Anglicare], I think me and my daughter would be homeless and living in our car. I feel
very happy now. We have a secure home and I have no issues with that. They aren’t going
to kick us out for no reason. I can stay there for as long as I need. Rebecca and the team still
help me out”
Toni-Maree Thomas, unemployed single mother on disability pension from Orange
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Low-waged households
A reasonable proportion of properties - around 40 percent in Riverina Murray and Western regions were affordable and appropriate to families with two minimum wage incomes. In the Capital region, the
likelihood of finding affordable and appropriate rentals slightly reduces for this household type to 36
percent. The condition, location, and proximity to essential services of the lower-priced options are
likely to have been quite variable. But the odds of getting an affordable rental is next to impossible in
ACT with just one percent of total rentals in that region affordable for the same household type.
Families with one minimum wage income have a lower likelihood of finding an affordable rental
property in the Capital and ACT regions with less than 10 percent affordable rentals offered to them.
This household is marginally better off in Riverina Murray and Western regions with less than 20
percent of affordable rentals in the market.
Single people on minimum wage are the most disadvantaged in this category. They are looking at less
than five percent of the affordable rentals offered to them in the Capital and ACT regions, while their
possibilities of finding an affordable rental slightly increase in the Riverina and Western regions by 15
percent and 9 percent respectively.

“I have a one-income household and I can’t afford after-school care for my children. This is
why I need to keep working casually. Before my partner left I was able to afford to live in a
private rental. Because my work now is very sporadic, especially during COVID-19, I can’t
afford to be in private rental accommodation any more. I budget really hard, so most weeks
are ok. But there are things that are no longer considered a luxury but are now essentials,
like a mobile phone or laptop and access to some sort of data. Without it, my children
couldn’t have continued on at school during COVID-19 lockdowns and I couldn’t do my job
by logging in my hours. I also need my car because I can’t get to work without it. When it
broke down, I had to spend grocery money on car repair. That’s when I had to go to St John’s
Care for help. My children are also asthmatic so I have to keep the heater on when the
weather gets colder. This is an extra cost that I have to try and budget for.”
Jenna (not her real name), a single mother with two children who lives in Canberra

Elderly people and differently-abled people
Given the severe decrease in housing availability, single people on Age pensions in the Capital Region
had slightly better chances when compared to other regions in the catchment area with eight percent of
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the total rentals in the region appropriate and affordable for them but this only translated to just 14
rentals.
Elderly couples with no children on Age pension had a marginally better outlook in the Riverina Murray
region with 27 percent (90 rentals) advertised, whereas they are looking at just two percent (three
rentals) in the Capital Region.
Single people on Disability Support Pension had just 17 percent rentals offered in the Riverina region
while the same group in the Capital Region barely had one percent of the rentals available.
These rentals are deemed appropriate and affordable based only on the number of bedrooms and not
on whether the conditions of the rentals are accommodating for elderly people or differently-abled
people with specific needs.

“Without Jo from Anglicare, I wouldn’t have had the cabin I’m in. All the clothing that’s there
is – everything in that cabin is all because of her. She provided food hampers, the Thread
Together clothing. Jo will organize a meeting with Anglicare to assist with Disability Support.
Jo is like another mum. She’s on my back about everything that can help. If she wasn’t, I
wouldn’t bother with. She just cares and that’s incredible important. There’s plenty of people
to talk to but they’re outsiders who don’t understand, or they’re going through their own
problems. With Jo she’s local, she understands, I don’t feel bad telling her what’s going on.”
Luke Murphy is a single father of three children from Batlow in his late 30s. He experienced an injury and due
to complications with his surgery he is now in a wheelchair. It’s not certain as to whether this is a permanent
injury. He lived in a cabin behind his mother’s house in Cobargo but it was destroyed during the Black Summer
fires.

A crisis for many
While the Snapshot every year gives a single set of data on one particular date, it is possible to look
across the years of Snapshots and discern a pattern. Our data show a gradual decline in the availability
of affordable and suitable houses for people on a low income.

Southeast – Capital Region
During the last 12 months, the capital region fared the worst among the four regions. The residents faced
fierce bushfires which cost them their homes, lockdowns, and job losses due to the pandemic in the
already undersupplied rental and housing market. The data below reflects how the rental market looks
in the Capital Region. The rental and the housing market is now landlord’s and seller’s paradise as
tenants and buyers are offering much more than the advertised price. Urbanites fleeing the big cities are
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fuelling demand in the market locking out low-income households. The data below reflects how the
rental market looks in the Capital Region.

Figure 1: Number of private (affordable and appropriate) rentals on our Snapshot weekend in the
Capital Region over the last six years
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Affordable & appropriate rentals for at least one household type on income support

This is concerning for the region’s low-income households (close to 44 percent of all householdsiii) as
many of them are renting.
Although rent and purchase affordability varies significantly within the Capital Region, the numbers of
affordable rental homes across the region have been declining. The region had a decline of 70 percent
in the number of new bonds lodged that were affordable to low-income households between 2006 and
2017iv.
The devastating bushfire season last summer would certainly have increased housing stress across
communities and increased the need for affordable homes. The experience by our housing and
homelessness support service in Eurobodalla is that the lower end of the housing market has passed
capacity and campgrounds are being used to house people for an extended time.
Numerous homes were lost during the bushfires last year which pushed a lot of homeowners to look for
temporary and permanent places to stay. This placed immense strain on already undersupplied public
and private housing. Adding to that, this year’s unprecedented demands driven by city-dwellers who
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were looking to achieve their dream of living in country towns while working from home drove up rental
prices and house prices.
The rent increase in the region is also evident when comparing this year’s Snapshot data to the previous
year. The rent increase keeps pushing people into financial hardship, particularly for people on income
support payments who have not kept pace with the cost of living.
Figure 2: Median rental price in the Capital Region over the last two years on our Snapshot weekend
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The rental market in Capital Region is not meeting the needs of people on the lowest incomes. There is
a large and growing gap between what households can afford to pay for housing and the rent price of
housing in the region. The expected social housing waiting times for general applicants are around 2 to
5 yearsv. If the applicant is looking for a 2-bedroom property, the waiting time is around 5-10 yearsvi. As
social housing is so scarce and waitlists are long, people are left to the mercy of a rental market which
is forcing them into severe hardship.

ACT and Queanbeyan
The residents of ACT and Queanbeyan had their challenges with the increasingly over-priced and
undersupplied rental market placing them under severe financial stress. Accompanying that, the
implications of the measures which were put in place to control the spread of coronavirus resulted in
huge job losses and a reduction in hours. The following explains how dire the situation is for low-income
households to secure housing.
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Figure 3: Number of private (affordable and appropriate) rentals on our Snapshot weekend in the ACT
and Queanbeyan over the last six years
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Figure 2 shows a continuing downward trend in the availability of affordable and suitable houses for
low-income household types. This drop in affordability seems to be linked to a gradual rent increase in
Canberra since the end of 2016 (Figure Below)vii.

An average rent increase is also evident from our Snapshot data over the last two years. Whilst the
average rent was $571 in 2020 it was $656 this year.
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Figure 4: Median and Average rental price in the ACT and Queanbeyan over the last two years on our
Snapshot weekend
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This is alarming for the over 37,000 people estimated to live in low-income households in the ACT,
including almost 8,000 childrenviii . Five years ago close to 17,000 were renting privately and close to 50
percent of these were in rental stressix. These numbers have likely increased – particularly considering
the COVID-19 income losses.
The increasing cost of housing – in addition to job redundancies and losses in relation to the coronavirus
pandemic – means that many families in ACT and Queanbeyan have to forgo essential everyday needs,
such as turning on the heating, paying another bill, or putting food on the table. We witness this crisis
daily at our emergency support service in St. John’s Care. A recent study by Domain reports that
Canberra is the most expensive capital city to rent a unit or a house in the country. The rental vacancy
rate is now at 0.7 percent and there are only 500 properties available to rent in the ACTx. This indicates
that there is a heavy undersupply of housing driving up the rental price.

Riverina Murray
The residents of Riverina Murray dealt with fires and firestorms which generated a tornado. The
situation continued to be so severe that three fires combined to form a mega-fire. Significant damages
were caused and lives were lost. Later, government policies to manage the pandemic caused job losses
in the area. The fires and increase in unemployment exacerbated the housing inequalities in the region.
The following explains how the rental market has changed since last year.
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Figure 5: Number of private (affordable and appropriate) rentals on our Snapshot weekend in the
Riverina Murray over the last six years
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This is a major concern for low-income households in the region (over 40 percent in all LGAs) as many
of them are rentingxi. The region has seen a very strong increase in the numbers of low-income rental
households in the last decadexii.
Historically much of the Riverina Murray region has been more affordable for rental and purchase than
the average for the rest of NSW. However, median rents and sales prices have increased between the
last two Census 2011 and 2016. The proportion of affordable rental and purchase has declined for both
very low and low-income households in the majority of LGAs in the region and most LGAs have
experienced a reduction in affordable private rentalxiii .
Data from our Snapshots over the last five years also show a steady increase in rental prices, which is
placing pressure on low-income households to make ends meet.
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Figure 6: Median and Average rental price in the Riverina Murray on our Snapshot weekend over the
last two years
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The rental market in Riverina Murray is not meeting the needs of low-income households. As social
housing is so scarce and waitlists are long, people have to rely on the rental market which is forcing
them into severe hardship.

Western New South Wales – Far West, Central West, and Orana
Housing rent and purchase affordability vary significantly within the region, particularly between the
larger centers and the rest of the region.
Figure 7: Number of private (affordable and appropriate) rentals on our Snapshot weekend in the
Western NSW over the last six years
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The general trend in rental affordability in Far West for low-income households is an improvement in
affordability since 2013xiv, whilst rental affordability for lower-income households has been declining
for the majority of LGAs in Central West and Oranaxv.
Figure 6: Median and Average rental price in the Riverina Murray on our Snapshot weekend over the
last two years
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Median rents have experienced strong growth in Central West and Oranaxvi , whilst in Far West the price
growth over the last ten years has been variable, with some LGAs experiencing price increases, some
holding steady and others decliningxvii.
In Far West, there has been a strong increase in the number of recipients of Commonwealth Rent
Assistance and particularly the number in housing stress compared to the rest of NSW. This is at a time
when the proportion of the population who own their home outright and who has purchased their home
has declined, but the proportion who rent has increasedxviii.
Even in Western NSW where housing is more affordable than other regions of NSW, the rental market
is not meeting the needs of people on the lowest incomes. There is a large gap between what households
can afford to pay for housing and the rent price of housing in the region. As social housing is so scarce
and waitlists are long, people have to rely on the rental market forcing them into severe hardship.
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What should be done?
Together with the national Anglicare Australia Network, Anglicare NSW South, NSW West, and ACT keep
advocating for significant changes to our nation’s policies, so that all Australians can afford a home and
not be forced into poverty. This year’s Snapshot shows that we still have a long way to go to improve
housing and living affordability for vulnerable people in our society. All levels of governments,
businesses, and not-for-profits need to work together to change this dire trajectory.

Greater support in bushfire affected communities
The shortage of housing in south-eastern NSW is at a crisis point. With nearly 2,500 homes destroyed
and over 1,000 homes damaged by the bushfires in NSWxix, the south coast bore the brunt of the this
devastation. Moreover, the region’s recovery from the horrendous impacts of the bushfires has been
slowed considerably by the ongoing Covid19 situation. As displaced homeowners, renters and holidaymakers continue to compete for what little accommodation remains available on the south coast of NSW,
short-term and longer-term solutions are desperately needed to reduce housing stress. All levels of
government must work closely together to do more to help ease the housing supply pressure on the
south coast. When general housing stress increases, it is those who are most economically and socially
vulnerable who suffer most. For this reason, Anglicare believes that immediate and targeted investment
in more social and affordable housing on the south coast is imperative.

More affordable rental homes
As an increasing number of people are locked out of the rental market and the supply of housing is
drastically decreasing, the government has to reform the housing sector.

Southeast – Capital Region
NSW Government has to invest in affordable homes and social housing across the state. The Everybody’s
Home campaign has shown NSW needs 316,700 new social and affordable rental homes by 2036 to meet
the current shortfall and keep up with population growthxx. Australia’s top economists agreed in the
study conducted by UNSW City Futures Centre, social/affordable housing investment should be a key
strategy to improve Australia’s economic recoveryxxi.
Reducing social housing shortfall is a strong strategy to tackle the rental crises and boost regional
economies. With regional economies reeling from bushfires, the Coronavirus pandemic, and recent
floods, we need to invest in shovel-ready projects.
The Government must invest significantly in social and affordable housing. This is the best solution that
can fix homelessness, the biggest social concern, and affordable housing, the biggest economic concern.

ACT and Quanbeyan
Given the severe decrease in affordability and the likelihood of it diminishing is certain, it is high time
that the ACT Government invest development of social housing. The government should also incentivize
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private investors to allocate a certain portion of their development projects for affordable housing that
also meets the requirements of diverse tenant groups, such as differently-able people, young people
moving out of state care, single people with young children, or older people. Essential services and
transport links, as well as employment opportunities, must be within reach of affordable and
appropriate housing. This will help low-income families to rise from poverty to much better economic
properties.
The Government’s top priority over the coming years must be investments in housing as the critical
social infrastructure. Projects that invest in housing as social infrastructure provide an excellent
“double-sided impact platform” – meeting a critical economic need to stimulate economic recovery,
whilst helping to meet critical unmet social need amongst the most vulnerable in our society

Raising the rate of payments
A reasonable amount of people on Jobseeker are likely to be renting and it is apparent from this year’s
snapshot that the increase in the rate of Jobseeker payment has not made any significant change in
affordability. Since many Australians were depending on Jobseeker, the cuts that were passed few days
after the snapshot will push more people into housing stress and poverty.
The essential living costs have not slowed their rise since the ninetiesxxii. The payments have not taken
the increase in living costs into account and therefore are due for an increase. The doubling of the
Jobseeker rates at the beginning of the pandemic had simply caught up with living costs after a 26-year
freeze.
The rents in capital cities have more than doubled during the years since the rates have frozen and the
income support payments have not kept up. For example, the average rent in the ACT is $656 per week.
This Snapshot shows that recent cuts could force a person on JobSeeker to spend all of their income on
rent.
It is high time that the Government recognizes this issue. The Government must raise the rate of
JobSeeker above the poverty line. If it doesn’t, people out of work will be pushed deeper into housing
stress and homelessness will be rampant.

Conclusion
Our Rental Affordability Snapshot once again shows that ACT, Queanbeyan, and parts of the regional
NSW private rental market are not meeting the needs of people on the lowest incomes. We need urgent
action from the Federal and State governments to address the region’s lack of social housing and to
ensure people have enough money to have a home and live a decent life.

23

To see the results across the nation, go to the Anglicare Australia’s national report on www.anglicareras.com
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Snapshot: Anglicare Sydney – Greater Sydney and the
Illawarra
Introduction
Anglicare Sydney’s Rental Affordability Snapshot covers Greater Sydney1 and the Illawarra Region
(including Shoalhaven and the Southern Highlands)2. The aim of the snapshot is to highlight issues
of affordability and appropriateness for people looking for rental accommodation on low incomes.
According to the 2016 Census, there were around 1.7 million households in Sydney (including the
Central Coast) and 170,000 in the Illawarra and surrounds – collectively accounting for about twothirds (68%) of households in NSW. Over a quarter of households in Sydney (29%) and one fifth of
households in the Illawarra (20%) were privately renting their home.
In 2016, the median weekly household income in Greater Sydney was $1,750 per week. This was
higher than the median income of households in the Illawarra Statistical Area ($1,352 per week),
and in the Southern Highlands and Shoalhaven Statistical Area ($1,091 per week). However, some
aspects of household expenditure were also higher in Greater Sydney than in the Illawarra and
surrounds, including rent and mortgage repayments.
Anglicare Sydney provides a wide range of services to people in Greater Sydney (not including the
Central Coast), the Illawarra, Southern Highlands and Shoalhaven areas. Long-term housing
security and affordability are major issues for our service users who are living on low incomes. The
COVID-19 pandemic and economic downturn have provided further difficulties for many vulnerable
people in Sydney and the Illawarra. In a survey of Anglicare Sydney’s Community Services’ clients
in 2020, about half of emergency relief clients had difficulty paying bills and affording essentials
during the COVID-19 pandemic, and 12% of these clients became homeless as a result of the
pandemic3.

Findings
On the Snapshot weekend of 27-28 March 2021, 24,550 private rentals were advertised for rent in
Greater Sydney and the Illawarra. Data on private rentals were obtained from realestate.com.au.
While a property could be affordable and appropriate for more than one household type, each
unique property has only been counted once in the following tables. To this end, we found that in
Greater Sydney and the Illawarra:

1

Greater Sydney is here defined as the Sydney Greater Capital City Statistical Area (GCCSA) plus Lithgow (postcode 2790).
The Illawarra Region is here defined as the Illawarra Statistical Area Level 4 (SA4), plus the Southern Highlands and Shoalhaven
SA4. The postcodes 2536, 2579 and 2622 were excluded as these are included in the Anglicare NSW South, NSW West and ACT
section.
2

Anglicare Sydney has also prepared a report focusing on this region, including the Central Coast of NSW. Central Coast data has
been excluded from this summary as it is included in the Samaritans Foundation section. The Anglicare Sydney report and regional
data tables can be downloaded at www.anglicare.org.au
3 Andersen, P., Yan, L., King, S., Bellamy, J. and Mollenhauer, J. (2021) Community Services Survey 2020 Consolidated Report,
Anglicare Sydney, p53.



138 unique properties were affordable and appropriate for people living on income support
payments without placing them in housing stress. The majority of these properties were
located in Greater Sydney (n=135 properties) with the remainder located in the Illawarra
(n=3) and none in Southern Highlands/Shoalhaven.



1,311 unique properties were affordable and appropriate for people living on the minimum
wage without placing them in housing stress. Again, the majority of these properties were
located in Greater Sydney (n=1,254), with the remainder in the Illawarra (n=38) and the
Southern Highlands/Shoalhaven (n=19).

Table 1: Number of Affordable and Appropriate Private Rental Properties in, Greater
Sydney and the Illawarra, by household type

Among households receiving income support payments, couples on the Aged Pension had the
largest number of affordable and appropriate properties available to them across Sydney and the
Illawarra (n=116), followed by single people on the Aged Pension (n=26) and Disability Support
Pension (n=5). No suitable properties were found for households living on the JobSeeker Payment
or Youth Allowance.
Results revealed that minimum wage earners had a greater chance than people on benefits of
obtaining housing without being put under rental stress. Prospects were best for couple families
where both partners earned the minimum wage (n=1,214), followed by families with two children
where one partner was earning the minimum wage and the other partner was receiving the
Parenting Payment (n=135).
Share accommodation is another important source of housing for single persons with low incomes.
On the Snapshot weekend, an indicative search of share accommodation advertised on the website
Flatmates.com.au was undertaken for the Sydney region and the Wollongong region4. Of the 3,078
share properties advertised in the Sydney region, only 166 were affordable for a single person on
the Aged Pension and 519 were affordable for a single person on the minimum wage. In the
Wollongong region, 10 out of 93 share houses were affordable for a person on the Aged Pension
and 29 were affordable for a person on the minimum wage. No analysis of suitability was conducted
on these share-houses. Buckle et al. (2020) found that the median rent for share accommodation
in Sydney advertised on the Flatmates website in April 2020 was $275 per week5, which is not
affordable for any of the single person households in this study.
A similar search of the online classifieds website Gumtree (gumtree.com.au) for ‘Flatshare/
Houseshare’ listings was conducted for the Sydney, Wollongong and South Coast regions6. At face
value, in the Sydney region there were 569 share houses that were affordable for a single person
on the Aged Pension, and 985 affordable for a person on the minimum wage. In the Wollongong
and South Coast regions, there were only 20 affordable options for single people on the minimum
wage. No analysis of suitability was conducted on these share-houses. From a more detailed
analysis of the Flatmates website conducted in 20207, it is likely that a significant proportion of the
listings on both Flatmates and Gumtree would be inappropriate for the single households in this
Snapshot, for example, sharing a bedroom, or having conditions attached (e.g. females or students
only).

4

Flatmates regions used
Buckle, C., Gurran, N., Phibbs, P., Harris, P., Lea, T. and Shrivastava, R. (2020) Marginal housing during COVID-19, AHURI Final
Report No. 348, Australian Housing and Urban Research Institute Limited, Melbourne,
https://www.ahuri.edu.au/research/finalreports/348, p21.
6 Gumtree regions used
7 Bellamy, J., Andersen, P. and Bijen, G. (2020) Rental Affordability Snapshot 2020: Greater Sydney and the Illawarra. Anglicare
Sydney, https://www.anglicare.org.au/media/6330/2020-rental-affordability-snapshot.pdf, p21.
5

Discussion
The findings above show how difficult it is for people in Greater Sydney and the Illawarra regions
of NSW living on low incomes to find appropriate and affordable rental accommodation. The
situation is particularly difficult for people living on income support payments. Our Snapshot found
that there was only one property affordable and appropriate for a couple living on JobSeeker
Payments with two children, and no properties affordable and suitable for other households living
on JobSeeker Payment, Youth Allowance or Parenting Payment Single.
Within Greater Sydney, most affordable and appropriate rental properties for households
dependent upon income support payments were in the Greater Parramatta (n=41), CBD and
Surrounds (n=36) and Western (n=33) districts of Sydney. Of the remaining properties, 16 were in
the South District and 7 in the North District8. Within the Illawarra Region, affordable and appropriate
properties were located in the Illawarra (n=3) but not the Southern Highlands/Shoalhaven (n=0).
Two rental properties were affordable and appropriate in Lithgow. This result confirms that, rather
than being a solution to Sydney’s lack of suitable housing, areas outside Sydney such as the
Illawarra and Lithgow also face their own critical lack of affordable and appropriate housing.
For household types earning the minimum wage, the vast majority of affordable and appropriate
rental properties were in the Greater Parramatta (n=490) and Western Sydney (n=481) districts of
Greater Sydney. Within the CBD & Surrounds, 129 suitable properties were identified and 136 in
the North and South districts. A further 57 suitable properties were available in the Illawarra Region
and 18 in Lithgow. However, disturbingly, there were few suitable properties across Greater Sydney
and the Illawarra for a couple with children where only one of the partners was earning the minimum
wage (n=135) or for a single parent earning the minimum wage (n=25). This shows that
unaffordable rentals and, hence, situations of rental stress are the norm for any household where
there is only one, minimum wage income.
This year’s Snapshot showed an overall 6% increase in the number of properties listed for rent in
Greater Sydney and the Illawarra compared with last year. However, there was great variation by
region, with a 10% increase in the number of listings in Greater Sydney contrasted with an
approximately 50% decrease in rental listings in the Illawarra, Southern Highlands/Shoalhaven and
Lithgow regions. This appears to be a result of an increase in supply in the inner metropolitan areas,
especially of apartments, due to new dwelling completions and the lack of tourism causing shortterm rental properties to be converted to long-term rentals. As well as more rental stock, a shortage
of tenants in inner city areas has been caused by tenants terminating their leases in response to
unemployment, under-employment or the need to relocate due to the COVID-19 pandemic. At the
same time, the prevalence of working from home and lockdowns have increased the demand for
larger houses and properties in regional or outer metropolitan areas, where properties may be more
affordable than in the inner city9. Communities in the South Coast of NSW are still recovering from
the bushfires of 2019/20, and many outer metropolitan areas were also recently impacted by floods,
which would have placed further stress on the rental markets in these areas.
While median rental prices across Greater Sydney are at a record high of $550 per week for houses,
unit rents have fallen by almost 10% over the last year to $470 per week. In the Illawarra, house
median rents have increased by 4% over the last year and in the Southern Highlands/Shoalhaven

8

The five districts of Greater Sydney were those of the Department of Planning, Industry and Environment; however, Western City is
here named Western Sydney, Central City is here named Greater Parramatta and Eastern City is here named CBD & Surrounds.
https://www.planning.nsw.gov.au/Plans-for-your-area/A-Metropolis-of-Three-Cities/Greater-Sydney-Districts/Five-districts
9

Pawson, H., Martin, C., Sisson, A., Thompson, S., Fitzpatrick, S. and Marsh, A. (2021) 'COVID-19: Rental housing and
homelessness impacts – an initial analysis'; ACOSS/UNSW Poverty and Inequality Partnership Report No. 7, Sydney, pp49-75.

these have increased by 12%10. Rents in all areas remain high compared with income support
payments and wages.
The result of all these changes in rental submarkets is that there were less affordable and
appropriate properties for Minimum Wage households with children in March 2021 than in March
2020, with a decrease in the percentage of affordable and appropriate properties for two minimum
wage earners with two children (5% instead of 6%). The situation for households reliant on income
support payments has not changed significantly, for whom less than 1% of listings remain affordable
and appropriate. It is extremely difficult for these people to compete for the available properties in
the private rental markets in Sydney and the Illawarra.
The Rental Affordability Snapshot this year coincides with the final removal of the Coronavirus
Supplement from income support payments, the ending of the JobKeeper program and, in NSW,
the end of the temporary rental eviction moratorium and the beginning of the six-month transitional
period11. For some tenants, rent deferrals have meant that they have accumulated debts which
when they fall due may cause some to be evicted. It is a potentially dangerous time for many lowincome households in Sydney and the Illawarra in terms of housing security.

Policy Implications
The issue of rental affordability facing thousands of Greater Sydney and Illawarra residents requires
an urgent and long-term commitment to improve affordability from all levels of government,
community and business sectors.
For over a decade, the social services and business sectors have voiced concern over the low rate
of payments such as the JobSeeker Payment. The findings from this Snapshot demonstrate that,
even with the $50 per fortnight increase in JobSeeker, Youth Allowance and Parenting Payment
which came into effect on 1 April 2021, there were virtually no affordable and appropriate properties
for these households in Sydney and the Illawarra in the private rental market. The experience of
the Coronavirus Supplement has shown how these households can benefit from income support
payments that come closer to meeting current costs of living. There needs to be more substantial
permanent increases to the base rates of income support payments such as JobSeeker Payment.
This will reduce rental stress and provide more money for life essentials, food security, utility
payments, health needs, and children’s educational requirements for families reliant on these
income supports.
The COVID-19 pandemic and its associated economic downturn have disproportionately affected
private renters in Australia, with at least a quarter losing income during the pandemic. Despite this,
only a small minority were granted a rent variation from their landlord (between 8 and 16% of
renters). Of these variations, 30% deferred the rent rather than reducing it, by an average of $216
per week. It is estimated that at least 75,000 Australians had rent debts in late 202012. Governments
need to consider further financial supports to assist with accumulating rental debt for those most
financially disadvantaged.
At a national level, the Federal government should immediately increase Commonwealth Rent
Assistance and/or reform the eligibility rules so as to improve the targeting of the payment to those

10

Domain (2021) Domain Rental Report, March 2021. https://www.domain.com.au/research/rental-report/march-2021/

11

Department of Fair Trading (2021) Residential tenancy moratorium – transitional measures. NSW Government,
https://www.fairtrading.nsw.gov.au/resource-library/publications/coronavirus-covid-19/property/moratorium
12

Pawson, H., Martin, C., Sisson, A., Thompson, S., Fitzpatrick, S. and Marsh, A. (2021) 'COVID-19: Rental housing and
homelessness impacts – an initial analysis'; ACOSS/UNSW Poverty and Inequality Partnership Report No. 7, Sydney, pp 77-84

households who need it most13. The Government should also defer the expiry of homes under the
National Rental Affordability Scheme, due to expire this year 14.
At a state level, attention must continue to be directed to social housing. With over 51,000 approved
applicants for social housing waiting on the NSW Housing Register, waiting times for general
applicants on the register in the Greater Sydney and Illawarra region are either 5-10 years or over
10 years15. In addition, the Snapshot this year has highlighted the need for social and affordable
housing in regional and outer metropolitan areas as the private rental market has become tighter
in these areas over the past year due to the pandemic and natural disasters.
The NSW Government released its ten-year strategy for social housing in 2016, Future Directions
for Social Housing in NSW. Initiatives to increase the supply of social and affordable housing
include Communities Plus, which commits to 23,000 new and replacement dwellings over the next
ten years, and the Social and Affordable Housing Fund (SAHF). This long-term strategy will
generate greater collaboration and partnership between government, community and private
sectors. Anglicare Sydney is partnering with the NSW Government in the second Phase of SAHF
to deliver 550 social and affordable dwellings targeted at single older women which is one of the
most rapidly growing cohorts facing homelessness.
It is also important to improve security and stability for renters in the private rental market. The NSW
Government previously enacted laws that introduce more protections into lease agreements,
including limiting the frequency of rent increases 16. However, ‘no grounds’ evictions should be
prohibited, to improve security of tenure for tenants. The temporary moratorium on evictions and
other supports in response to the coronavirus pandemic should be used as a guide to more
permanent housing policy changes. Better regulation of the boarding and share housing market is
also needed to increase rental protections and safety for low-income tenants 17 . As Australia
emerges from the COVID-19 pandemic and economic protections are removed, it is a critical time
for governments, communities and business sectors to work together to ensure the financially
disadvantaged in our society have safe and secure housing.

Conclusion
In the Greater Sydney and Illawarra regions of NSW, the lack of affordable and appropriate rental
housing for people living on income support payments and the minimum wage continues in the
Snapshot this year. The removal of the temporary Coronavirus Supplement for certain households
highlights the need for substantial, permanent increases to income support payments, in addition
to long-term commitments to improve rental affordability from all levels of government, community
and business sectors.
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Snapshot: Central Coast, Hunter, and Great
Lakes/Taree Regions
Methodology
Every year the Rental Affordability Snapshot tests if it is possible for people on low incomes to rent
a home in the private market. We do this by taking a snapshot of the properties listed for rent on
realestate.com.au on one weekend in March or April. We then assess whether each property is
affordable and suitable for fourteen types of households on low incomes.
Those households are:
 single people receiving the Disability Support Pension, Youth Allowance, JobSeeker and
the Age Pension, or earning minimum wage
 single parents receiving the Parenting Payment or earning the minimum wage
 couples without children on the Age Pension, and
 couples with children on JobSeeker, Parenting Payment, earning the minimum wage, or a
combination of these income sources.
To test whether a listing is affordable, we calculate the income for our household types using
government data. We use these figures to calculate the maximum affordable rent for each
household type, and compare that against listed properties that are suitable for each household
type. The Snapshot follows the internationally accepted benchmark that rent needs to be no more
than 30 percent of a household budget to be affordable for people on low incomes.

Findings
On the Snapshot weekend of 26 March 2021, 1,393 private rentals were advertised for rent in
Newcastle, the Hunter Valley, the Mid North Coast, and surrounds. While a property could be
affordable and appropriate for more than one household type, any individual property can only be
rented out by one household type at any time.
To this end, we found that:
 64 (4.6 percent) individual properties were suitable for at least one household type living on
income support payments without placing them in housing stress.
 286 (20.5 percent) individual properties were suitable for at least one household type living
on minimum wage without placing them in housing stress.
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Table 1: Rental Affordability, Newcastle, the Hunter Valley, Mid North Coast and surrounds
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44
34

3%
2%

2

Discussion
Across the region, as is the case across Australia, renters on low incomes are being left behind
and forgotten in the narrative of economic recovery.
Rents are less affordable than ever. Yet as the Snapshot was being taken, the support that had
been given to renters at the height of the pandemic was falling away. In NSW, people in hardship
had been given the right to defer their rental payments. They were also protected by eviction
moratoriums to ensure they weren’t punished for deferring payments. These arrangements expired
on 26 March 2021, just as the Snapshot was being taken. Some renters have found themselves
tens of thousands of dollars in rental arrears. If they can’t afford to repay their landlords, they face
the very real prospect of eviction. On top of it all, cuts to JobSeeker, Youth Allowance and other
payments came into effect at the beginning of April.
Put simply, renters on low incomes are facing the perfect storm. The private rental market continues
to fail them, especially if they are out of work. The new rate of JobSeeker, which has been framed
as an increase, has had no impact on affordability.
People on income support, especially those who are out of work, have few options. We found no
rentals that were affordable for a person on the JobSeeker payment. This includes sharehouses.
The shortage of affordable rentals will condemn people to make difficult decisions to keep a roof
over their head. Some will be turning to services in the region to make the rent.
Families out of work are also facing a dire situation. An out-of-work couple with two children can
afford just seventeen rentals (one percent). Single parents out of work face even tougher odds, with
just eight rentals (one percent) affordable. This helps explain why the rate of JobSeeker is such a
critical factor in child poverty – one in six children now lives in poverty, with those growing up in
households that depend on JobSeeker at much greater risk.i
This year’s results again show how brutal the rental market is for young people. A person on Youth
Allowance cannot afford any rentals in the region, including sharehouses. Youth Allowance is the
lowest of all government payments, and year after year, we find young people are at the bottom of
the affordability ladder.
People with disabilities face unique challenges in this market. Some will find that the rentals listed
in this Snapshot don’t meet their needs, and for many people, the Disability Support Pension is too
low to allow them to rent a home that does. A person on the Disability Support Pension could afford
thirteen rentals (one percent) of rentals at the time of the Snapshot.
The most generous of government payments is the Age Pension. Yet for a couple living on the Age
Pension, only four percent of rentals were affordable. Single retirees have it even worse, with two
percent of listings left to compete for.
Working people are hardly better off. A person working full-time on the minimum wage will find that
only three percent of rentals are affordable. Of all of the households featured in this Snapshot,
families with two parents in full-time work stand the best chance of finding an affordable home.
Even they will find they are locked out of more than eighty percent of rentals we surveyed.
Of course, this Snapshot doesn’t tell the whole story. Although we look at the full-time minimum
wage, we know that more and more people are working casually. Their plight is likely to be much
worse than this Snapshot shows. Nor can the Snapshot consider the competition for each of these
properties. In an overheated market, an affordable property can attract dozens of applications.
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Policy Implications
Raising the rate of payments for people on the lowest incomes
Across the region, people out of work depend on JobSeeker and other payments to get by. Many
are likely to be renting, yet this Snapshot shows that the payment is so low that its trapping
people in poverty and housing stress. Cuts to the payment were being phased in right as this
Snapshot was being taken, with all of the additional support provided during the pandemic now
falling away. The new rate of JobSeeker, introduced from 31 March 2021, has not made a dent
on affordability.
Raising the rate of JobSeeker and related payments above the poverty line will give badly needed
relief to the people on the lowest incomes. It will allow them to afford the essentials they need to
live their lives, and plan for their futures. Most importantly, it will give more people the benefits of
a secure home.
More affordable rental homes for Newcastle, the Hunter Valley and surrounding areas
We are facing a major shortfall of affordable homes. The Australian Housing and Urban Research
Institute has shown we that we have a shortfall of 18,000 social and affordable rentals across the
Mid North Coast, the Hunter Valley, Newcastle and Lake Macquarie. By 2036, that number is
expected to grow to 23,100.ii
With the private rental market failing so many people, we must invest in homes for people those
need them most. Ending the affordable housing shortfall would be the most powerful way to
tackle the rental crisis – and boost the regional economy. The Federal and State governments
must work together end this shortfall.
More support for renters
Commonwealth Rent Assistance is meant to help people on low incomes to afford their rent. But it
has failed to keep pace with the cost of renting, which has been skyrocketing.
It means that people on low and middle incomes are paying so much in rent they can’t meet basic
costs like decent food and medical expenses. And for people on some government income
payments, like Youth Allowance and Newstart, it doesn’t kick in until their rent is already causing
serious financial stress.
We need to reform and increase Commonwealth Rent Assistance so that it works for people
struggling to pay the rent. That will give people in housing stress more to spend on food, their
health and getting on with life in their local community.
A plan to end homelessness
The number of people experiencing homelessness is growing every year because of the shortage
of affordable housing. This lack of access to affordable housing is a major concern for older
people, who are being into homelessness at record-high rates – at a time in their lives when they
need stability more than ever.
People who are homeless need safe secure homes to help them get back on their feet. Being
stuck indefinitely in temporary emergency accommodation is not the answer.
We need a plan to end homelessness that tackles the causes of homelessness, including the lack
of affordable housing, poverty, and family violence. We also need funding and support to rehouse
people who are homeless, helping them keep a roof over their head.
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Conclusion
This year’s Rental Affordability Snapshot shows that the private rental market is failing people on
low incomes. Some people may have shelter or accommodation, but there is very little on the
market that could be a place to call home.
The key to making housing more affordable lies in two factors: making sure everyone has a
decent income, and providing enough affordable rentals for the people who need them.
It is clear that we must invest in affordable housing. The shortfall of affordable rentals in the
region must be tackled. The sobering results of this Snapshot show that this investment is truly
urgent.
We are also calling for an increase to the rate of JobSeeker and other payments. This will help
people on the lowest incomes find a secure home.
We also need to give more support to renters, and make a real plan to tackle homelessness.
Nobody should be forced to make impossible sacrifices just to keep a roof over their head. It’s
time to take real action, and make sure that everyone can have place to call home.

i

Phillips, B. and Narayanan, V. (2021) Financial Stress and Social Security Settings in Australia. Australian National
University Centre for Social Research and Methods.
ii
Australian Housing and Urban Research Institute (2018) Social housing as infrastructure: an investment pathway.
See Appendix 4.
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Snapshot: Anglicare Northern Inland – Tamworth,
Armidale, Inverell and Moree NSW
Introduction
Anglicare provides social services in the New England North West region of NSW, covering
Tamworth, Armidale, Inverell, Narrabri and Moree; and outreach services to surrounding towns
such as Glen Innes, Boggabilla, Mungindi and Wee Waa.
Among the communities Anglicare serves, there are a number of people surviving on low incomes
and facing high levels of unemployment. The services Anglicare provides assist people living with
relationship stress, addiction, depression and mental health issues. Services include Families and
Relationship Services; Family Law Counselling; Financial Counselling and Psychosocial Support
Services for those with Mental Health issues.
Anglicare Northern Inland amalgamated into Anglicare Sydney on 1 July 2018.

Methodology
Every year Anglicare Northern Inland tests if it is possible for people on low incomes to rent a home
in the private market. We do this by taking a snapshot of the properties listed for rent on
realestate.com.au on one weekend in March or April. We then assess whether each property is
affordable and suitable for fourteen types of households on low incomes.
Those households are:
 single people receiving the Disability Support Pension, Youth Allowance, JobSeeker and
the Age Pension, or earning minimum wage
 single parents receiving the Parenting Payment or earning the minimum wage
 couples without children on the Age Pension, and
 couples with children on JobSeeker, Parenting Payment, earning the minimum wage, or a
combination of these income sources.
To test whether a listing is affordable, we calculate the income for our household types using
government data. We use these figures to calculate the maximum affordable rent for each
household type, and compare that against listed properties that are suitable for each household
type. The Snapshot follows the internationally accepted benchmark that rent needs to be no more
than 30 percent of a household budget to be affordable for people on low incomes.

Findings
On the Snapshot weekend of 26 March 2021, 335 private rentals were advertised for rent in
Northern Inland. While a property could be affordable and appropriate for more than one household
type, any individual property can only be rented out by one household type at any time.
To this end, we found that:
 94 (28 percent) individual properties were suitable for at least one household type living on
income support payments without placing them in housing stress.
 197 (58 percent) individual properties were suitable for at least one household type living
on minimum wage without placing them in housing stress.
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Table 1: Rental Affordability, Northern Inland, by household type and percentage
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Discussion
In Northern Inland, as is the case across Australia, renters on low incomes are being left behind
and forgotten in the narrative of economic recovery.
Rents are less affordable than ever, with fewer listings available compared with 2020 and those
listings becoming less affordable across the board. Yet as our Snapshot was being taken, the
support that had been given to renters at the height of the pandemic was falling away. In NSW,
people in hardship had been given the right to defer their rental payments. They were also protected
by eviction moratoriums to ensure they weren’t punished for deferring payments. These
arrangements expired on 26 March 2021, just as our Snapshot was being taken. Some renters
have found themselves tens of thousands of dollars in rental arrears. If they can’t afford to repay
their landlords, they face the very real prospect of eviction. On top of it all, cuts to JobSeeker, Youth
Allowance and other payments came into effect at the beginning of April. Governments should step
up to assist landlords and tenants with the impact of these changes.
Put simply, renters on low incomes are facing the perfect storm. The private rental market continues
to fail them, especially if they are out of work. The new rate of JobSeeker, which has been framed
as an increase, has had no impact on affordability.
People on income support, especially those who are out of work, have few options. We found that
there was not a single affordable rental for a single person on the JobSeeker payment, out of all of
the listings in the region. This includes sharehouses. The dire shortage of affordable rentals will
condemn people to make difficult to decisions to keep a roof over their head. Some will be turning
to Anglicare Northern Inland or other services in our region to make the rent.
Families out of work are also facing a dire situation. An out-of-work couple with two children can
afford three percent of rentals. Single parents out of work face even tougher odds, with affordability
at just two percent. This helps explain why the rate of JobSeeker is such a critical factor in child
poverty – one in six children now lives in poverty, with those growing up in households that depend
on JobSeeker at much greater risk.i
This year’s results again show how brutal the rental market is for young people. A person on Youth
Allowance cannot afford any rentals in the Northern Inland, including sharehouses. Youth
Allowance is the lowest of all government payments, and year after year, we find young people are
at the bottom of the affordability ladder.
People with disabilities face unique challenges in this market. Some will find that the rentals listed
in this Snapshot don’t meet their needs, and for many people, the Disability Support Pension is too
low to allow them to rent a home that does. A person on the Disability Support Pension could afford
six percent of rentals at the time of our Snapshot.
The most generous of government payments is the Age Pension. Yet a couple living on the Age
Pension will find themselves locked out of 80 percent of rentals. Single retirees have it even worse,
with just twelve percent of listings left to compete for.
All of this is a wake-up call. What this Snapshot shows is that finding an affordable home in the
private rental market is complete fiction for people on low incomes. It is part time for action to make
housing more affordable.
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Policy Implications
Raising the rate of payments for people on the lowest incomes
Across Northern Inland, people out of work depend on JobSeeker and other payments to get by.
Many are likely to be renting, yet this Snapshot shows that the payment is so low that its trapping
people in poverty and housing stress.
Raising the rate of JobSeeker and related payments above the poverty line will give badly needed
relief to the people on the lowest incomes. It will allow them to afford the essentials they need to
live their lives, and plan for their futures. Most importantly, it will give more people the benefits of
a secure home.
More affordable rental homes for the Northern Inland
The shortfall of affordable homes in our region is massive. The Australian Housing and Urban
Research Institute has shown we that we have a shortfall of 4,300 social and affordable rentals
across New England and North West NSW. By 2036, that number is expected to grow to 5,500.ii
With the private rental market failing so many people, we must invest in homes for people those
need them most. Ending our affordable housing shortfall would be the most powerful way to
tackle the rental crisis – and boost our regional economy. The Federal and State governments
must work together end this shortfall.
More support for renters
Commonwealth Rent Assistance is meant to help people on low incomes to afford their rent. But it
has failed to keep pace with the cost of renting, which has been skyrocketing.
It means that people on low and middle incomes are paying so much in rent they can’t meet basic
costs like decent food and medical expenses. And for people on some government income
payments, like Youth Allowance and Newstart, it doesn’t kick in until their rent is already causing
serious financial stress.
We need to reform and increase Commonwealth Rent Assistance so that it works for people
struggling to pay the rent. That will give people in housing stress more to spend on food, their
health and getting on with life in their local community.
A plan to end homelessness
The number of people experiencing homelessness is growing every year because of the shortage
of affordable housing. This lack of access to affordable housing is a major concern for older
people, who are being into homelessness at record-high rates – at a time in their lives when they
need stability more than ever.
People who are homeless need safe secure homes to help them get back on their feet. Being
stuck indefinitely in temporary emergency accommodation is not the answer.
We need a plan to end homelessness that tackles the causes of homelessness, including the lack
of affordable housing, poverty, and family violence. We also need funding and support to rehouse
people who are homeless, helping them keep a roof over their head.
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Conclusion
This year’s Rental Affordability Snapshot shows that the private rental market is failing people on
low incomes. Some people may have shelter or accommodation, but there is very little on the
market that could be a place to call home.
The key to making housing more affordable lies in two factors: making sure everyone has a
decent income, and providing enough affordable rentals for the people who need them.
It is clear that we must invest in affordable housing. The shortfall of affordable rentals in our
region must be tackled. The sobering results of this Snapshot show that this investment is truly
urgent.
Anglicare Northern Inland is also calling for an increase to the rate of JobSeeker and other
payments. This will help people on the lowest incomes find a secure home.
We also need to give more support to renters, and make a real plan to tackle homelessness.
Nobody should be forced to make impossible sacrifices just to keep a roof over their head. It’s
time to take real action, and make sure that everyone can have place to call home.
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Phillips, B. and Narayanan, V. (2021) Financial Stress and Social Security Settings in Australia. Australian National
University Centre for Social Research and Methods.
ii
Australian Housing and Urban Research Institute (2018) Social housing as infrastructure: an investment pathway.
See Appendix 4.
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Snapshot: Anglicare North Coast, North Coast NSW
Introduction
Anglicare North Coast covers a broad demographic area, stretching from Port Macquarie in the south to
Tweed Heads in the north. Within this area, we have several larger regional cities, but also large rural
areas, with smaller networks of towns which assist in meeting housing demand. In this report, we look at
the differing regional centres to illustrate the differences which exist within our extensive service
footprint.
Whilst the larger urban areas are relatively well serviced in terms of infrastructure and services, residents
outside of those areas face additional barriers to accessing services, employment and housing. Public
transport is not well developed, increasing reliance on cars, with their associated running costs.
As stated in previous years, the North Coast is economically disadvantaged when compared to both the
NSW average and the national average. Levels of unemployment remain high, with longer than average
disengagement from the workforce and an overall lower median household income. The Aboriginal
population of the North Coast is nearly double that of the NSW average and, typically, Aboriginal people
face greater discrimination when applying for accommodation.
Anglicare has a number of services which aim to build resilience and support clients to achieve their aims:
Community Housing, Financial Counselling, mental health support, women’s safety and empowerment,
and Emergency Relief.
.

Findings
On the Snapshot weekend 26th of March 2021, 354 private rentals were advertised for rent in North
Coast. Private rentals were surveyed from realestate.com.au. While a property could be affordable and
appropriate for more than one household type, any individual property can only be rented out by one
household type at any time. To this end, we found that:


11 (3%) individual properties were suitable for at least one household type living on income
support payments without placing them in housing stress.



44 (12%) individual properties were suitable for at least one household type living on minimum
wage without placing them in housing stress.

On the Snapshot weekend, these are the number of unique properties affordable and appropriate for:
Households on income support payments (#1-10)

Households on minimum wage (#11-14)

14

51

Table 1: Rental Affordability, North Coast], by household type and percentage
#

1

Household Type

Couple, two children
(one aged less than 5,
one aged less than 10)

2

Single, two children

Payment Type

Number
Affordable &
Appropriate
0

Percentage
Affordable &
Appropriate
0%

Parenting Payment Single

0

0%

Age Pension
Parenting Payment Single

11
0

3%
0%

Newstart Allowance

0

0%

Newstart Allowance
(both adults)

(one aged less than 5,
one aged less than 10)

3
4

Couple, no children
Single, one child
(aged less than 5)

5

Single, one child
(aged over 8)

6
7

Single
Single aged over 21

Age Pension
Disability Support Pension

4
1

1%
0%

8
9
10
11

Single
Single aged over 18
Single in share house
Couple, two children

Newstart Allowance
Youth Allowance
Youth Allowance
Minimum Wage + FTB A
(both adults)

0
0
0
44

0%
0%
0%
12%

Minimum Wage + FTB A & B

0

0%

Minimum Wage
Minimum Wage + Parenting
payment (partnered) + FTB A
&B
354

7
0

2%
0%

(one aged less than 5,
one aged less than 10)

12

Single, two children
(one aged less than 5,
one aged less than 10)

13
14

Single
Couple, two children
(one aged less than 5,
one aged less than 10)

Total No of Properties

Clarence
Valley

Coffs
Harbour

Kempsey

Lismore

Port
Macquarie

Tweed
Heads

Couple,
2 children
Newstart
Single,
2 children,
Parenting
Payment
Couple, Age
Pension
Single, 1 child,
Parenting
Payment
Single, 1 child,
Newstart
Single, Age
pension
Single, 21 +,
Disability
Support
Pension
Single,
Newstart
Single, 18 +,
Youth
Allowance
Single
(sharing),
Youth
Allowance
Couple,
2 children,
Min wage,
FTB A&B
Single,
2 children,
Min wage,
FTB A&B
Single, Min
wage
Couple, 2
children,
Min wage,
Parenting
Partnered
FTB A&B

Casino

Household Type

TOTAL
COUNT

Byron Bay

Regions
surveyed

Ballina

AVAILABILITY OF AFFORDABLE AND APPROPRIATE RENTAL PROPERTIES,
BROKEN DOWN BY REGIONS IN THE NSW NORTH COAST OF NSW, AND BY HOUSEHOLD TYPE
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0
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0

0

n/a

0

0

0

0

0

2 (15%)

4 (8%)

0

n/a

2 (5%)

0

1 (3%)

0

0

0

0

0

n/a

0

0

0

0

0

0

0

0

n/a

0

0

0

0

0

0

0

0

n/a

3 (7%)

0

1(3%)

0

0

0

0

0

n/a

0

0

1 (3%)

0

0

0

0

0

n/a

0

0

0

0

0

0

0

0

n/a

0

0

0

0

0

0

0

0

n/a

0

0

0

0

0

4 (31%)

9 (18%)

7 (9%)

n/a

6 (15%)

4 (6%)

0

0

0

0

1 (2%)

0

n/a

0

0

0

0

0

0

0

0

n/a

4(10%)

1 (2%)

1 (3%)

0

0

3 (19%)

1(2%)

0

n/a

0

0

0

Discussion
Covid-19 and Housing
In the North Coast as well as the whole of Australia individuals and families are learning to live within the
new normal of the Corona Virus Pandemic and the frequent changes to the way of life that occur in
response.
In 2020 the Corona Virus Supplements were introduced to support those on low incomes and individuals
whose incomes have been impacted due to the Corona Virus Pandemic. The Corona Virus Supplement
support has now ended, making it more difficult for individuals to secure affordable accommodation.
Restrictions of lockdown due to Covid-19 have opened new opportunities of working, resulting in people
leaving cities to move to regional towns as they can now work remotely. The influx of city dwellers with
potentially greater disposable income than residents in this low socio-economic region places local
residents at a higher risk of being displaced on a long-term basis from the rental market. Real Estates have
observed large numbers of applications, greater amounts of people at housing inspections, individuals
offering to pay more rent than what is being asked and offering to pay months of rent in advance to secure
a rental.


In the 2020 Rental Affordability Snapshot report for the North Coast 955 properties were listed for
rent: this year 2021 only 354 properties are listed for rent. That is an almost 65% decrease in total
properties listed, irrespective of their affordability and appropriateness.



In 2020, 12 of the properties were suitable for at least one household type living on income
support payments. In 2021, 11 individual properties were suitable for at least one household type
living on income support payments.



Last year 205 individual properties were suitable for at least one household type living on
minimum wage. In 2021, 44 individual properties were suitable for at least one household type
living on minimum wage without placing them in housing stress. This is an almost 80% decrease in
suitable accommodation which is significant. There are potential explanations for this, some
include; people are not moving as much due to COVID-19 both because of reduced mobility and
the Corona Virus supplement, or as previously mentioned, properties being occupied by former
city dwellers.



All households, on incomes other than minimum wage or Age Pension, are unable to find anything
to rent across the region that would not place them in housing stress.

Homelessness

According to the Department of Communities and Justice NSW Street Count 2021, 40 per cent of the
1,131 people sleeping rough in New South Wales were on the North Coast, with Byron Bay second only to
Sydney.
A lack of availability, and the lack of affordability of rental properties in our region, has a direct impact on
homelessness. Less obvious than street homelessness, the housing crisis on the North Coast forces
families to couch surf, sleep in cars, sleep in tents, stay in caravans, stay in motels/hotels. These are not
sustainable, often unsafe and in some cases costly solutions that impact wellbeing. AirBnB continues to

affect the rental market - Byron Shire has over 3,500 houses listed on AirBnB which have not returned to
the private rental market in the wake of COVID and its impact on tourism
Additionally, in regional areas such as Coffs Harbour and Byron Bay rental costs have increased over the
past year. The weekly median rent for Byron Bay is $798 and Coffs Harbour is $488 according to real
estate.com. In comparison, the median rent in Grafton is $365 weekly according to www.realestate.com.





Byron Bay has no rental properties which are affordable and appropriate.
Ballina has no rental properties which are affordable and appropriate
In Coffs Harbour, only 7 rental properties are affordable and appropriate for population groups
living on income support and minimum wage. Otherwise, no properties are affordable and
appropriate.
At the time of the survey, Kempsey had no properties at all listed for rent on real estate.com.

Natural Disasters and Housing
The North Coast Region, was heavily impacted by the fires of last year and the floods of this year and
these impacts continue to be felt. Many homes on the North Coast have been damaged or destroyed by
these extreme weather events, leaving families without homes. Anglicare North Coast Bushfire Recovery
staff have worked with homeowners with homes damaged and destroyed by fire and floods who have
entered the rental market, either temporarily while their home is rebuilt or permanently as they cannot
rebuild or choose not to. ANC staff have also documented families’ rental homes becoming unliveable due
to these weather events, forcing them to re-enter the rental market. Anglicare Bushfire Recovery staff
have also worked with individuals and families on the North Coast living in caravans, tents and shipping
containers on their properties as their homes are still uninhabitable. These extreme weather events
experienced by the North Coast add further pressure to the rental market.
The impacts of COVID-19 and natural disasters on accommodation as well as the increase in homelessness
in the North Coast results in individuals seeking support from services, such as Anglicare North Coast.
It’s also important to remember that asylum seekers, international students and temporary migrants do
not have any access to income support or Medicare. Some will be turning to Anglicare North Coast or
other services in our region for help and some might be pushed into homelessness. This is a huge concern
and one we urge the Federal Government to take seriously.
The availability of more housing as soon as possible needs to occur to support individuals in this rental
crisis.

Policy Implications
It is clear that the urban housing crisis that has long plagued Australia’s busiest cities has now descended
on the regions. For decades, the very public problem of ensuring adequate and affordable housing for all
has been left to the private market to resolve. But it is no longer realistic to suggest that the market will
solve this crisis, as we have only observed increasing pressure on the housing market over the years. This
has resulted in a disparity creep between those who can afford to live in reasonable comfort and security,
and those who can’t. The creep is evident in an ever-increasing cohort of households who struggle. It is no
longer only those on income support, but now wage earners are also squeezed out of the housing market.
This is a profoundly disturbing thought that should cause policy-makers to sit up, as it will eventually
affect the whole of society, and local economies. People who work as part of the machinery that keeps
our regional towns functioning- retail and service staff, cooks, cleaners and janitors, child-care workers
and teacher’s aides, are finding it impossible to live in the vicinity of their regional jobs. Having an

affordable place to live is fast becoming a luxury, and one that is slipping from the grasp of essential
workers.
This problem of housing affordability that has cast a growing shadow over our cities for years and now
darkens regional Australia, requires solutions on a nation-building scale. Major public investment is
required to build publicly owned, community-managed housing that provides a level of comfort, safety
and security of tenure for anyone in our community who cannot afford to engage in the private market. In
the meantime, regulatory measures need to be enacted to protect tenants and landlords from the
vagaries of a market-driven system that delivers profit for some, but at the expense of pain and suffering
for others. Residential leases need to be extended and strengthened to provide tenure and protection to
vulnerable tenants. Tax regulations need to be improved to incentivise affordable rent settings for
landlords, and Jobseeker payments as well as rent assistance need to be increased permanently to reduce
the gap between income support and the minimum wage.
Without these changes that can mitigate for the crushing pressures faced by households, we will continue
to see unacceptable rates of family violence, mental ill-health, depression and incarceration.

Conclusion
Rental affordability has plunged once again on the North Coast of New South Wales. This brings
households that exist on the edge of affordability into a precarious state of uncertainty as they wait to be
evicted or as they join the queues of prospective tenants applying for few available homes. Behind the
statistics that are reported here, are single older people who now find themselves disposing of
possessions as they no longer have a place to call home. There are parents with children whose income is
spent disproportionately on keeping a roof over their heads, at the expense of other basic needs that keep
families safe and which promote healthy childhood development. These are the adults of the future who
watch as those around them struggle and fail to keep it together under the strains caused by financial
stress, long commutes, precarious employment and the fear of eviction. Here is a generation of our
citizens who are growing up in poverty, whose life chances will be shaped by a narrowing of opportunity,
and whose choices will be limited and informed by the imperative to just survive. It is a dystopian picture,
but not unpredicted. But it is not too late to turn this around with the right political will and the insight to
recognise that an adequate and proximal supply of affordable housing of a decent quality is a bedrock
element of a stable and prosperous society.
.
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Introduction
Anglicare NT recognises that unsafe, inadequate and expensive housing is a challenge across the
Northern Territory. People who struggle to find housing often resort to living in overcrowded and
sometimes unsanitary conditions, which can constrain their capacity to maintain employment
and participate within their community in a meaningful way. Anglicare NT continues to advocate
for additional resources in the housing sector to improve access to suitable accommodation
options and ensure support services are available for Territorians who need them most.
Anglicare NT provides services that help young people, adults and families to establish stable
housing environments, maintain tenancies and access transitional accommodation as required. In
addition, Anglicare NT provides some emergency relief support services and case management.

Methodology
Every year Anglicare NT, in partnership with Anglicare Australia, identifies if it is possible for
people on low incomes to rent a home in the private market. We do this by taking a snapshot of
the properties listed for rent on realestate.com.au on one weekend in March or April. We then
assess whether each property is affordable and suitable for fourteen types of households on low
incomes.
Those households are:
• single people receiving the Disability Support Pension, Youth Allowance, JobSeeker and the
Age Pension, or earning minimum wage
• single parents receiving the Parenting Payment or earning the minimum wage
• couples without children on the Age Pension, and
• couples with children on JobSeeker, Parenting Payment, earning the minimum wage, or a
combination of these income sources.
To test whether a listing is affordable, we calculate the income for household types using
government data. We use these figures to calculate the maximum affordable rent for each
household type, and compare that against listed properties that are suitable for each household
type. The Snapshot follows the internationally accepted benchmark that rent needs to be no
more than 30 percent of a household budget to be affordable for people on low incomes.
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Research findings
On the Snapshot weekend of 26 March 2021, 387 private rentals were advertised for rent in the
Northern Territory. While a property could be affordable and appropriate for more than one
household type, any individual property can only be rented out by one household type at any
time.
To this end, we found that:

7
36

(1.8 %) individual properties were suitable for at least one household type living
on income support payments without placing them in housing stress (#1-10).
(9.3 %) individual properties were suitable for at least one household type living
on minimum wage without placing them in housing stress (#11-14).

Table 1 Northern Territory Rental Affordability, analysed by household type and percentage
Number
Affordable &
Appropriate

Percentage
Affordable &
Appropriate

JobSeeker Payment
(both adults)

0

0%

Single, two children (one aged less
than 5, one aged less than 10)

Parenting Payment Single

0

0%

3

Couple, no children

Age Pension

7

2%

4

Single, one child (aged less than 5)

Parenting Payment Single

0

0%

5

Single, one child (aged over 8)

JobSeeker Payment

0

0%

6

Single

Age Pension

0

0%

7

Single aged over 21

Disability Support Pension

0

0%

8

Single

JobSeeker Payment

0

0%

9

Single aged over 18

Youth Allowance

0

0%

10

Single in share house

Youth Allowance

0

0%

11

Couple, two children (one aged
less than 5, one aged less than 10)

Minimum Wage + FTB A
(both adults)

34

9%

12

Single, two children (one aged less
than 5, one aged less than 10)

Minimum Wage + FTB
A&B

0

0%

13

Single

Minimum Wage

2

1%

14

Couple, two children (one aged
less than 5, one aged less than 10)

Minimum Wage + Parenting
payment (partnered) + FTB A & B

4

1%

#

Household Type

Payment Type

1

Couple, two children (one aged
less than 5, one aged less than 10)

2

Total no. of properties

387
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Who can afford a home?

Matt, on a Disability Support
Pension
0% of rentals were
affordable and appropriate
for a single person on the
Disability Support Pension like
Matt.

Tina and Peter, on
JobSeeker Payment
0% of rentals were
affordable and
appropriate for a couple
on JobSeeker Payment like
Tina and Peter.

Fiona and Ted, working
family
20% of listed properties were
affordable and appropriate
on minimum wages like
Fiona and Ted.

100%
0%

100%
0%

91%
9%

Eliza, single Mum on
Parenting Payment
0% of listed properties
were affordable and
appropriate for a single
parent on a Parenting
Payment like Eliza.

100%
0%

Mary, single parent on
JobSeeker Payment
0% of rentals were
affordable and
appropriate for a single
parent on JobSeeker
Payment like Mary.

100%
0%

Alfred and Jan, retired
couple
4% of rentals were
affordable and
appropriate for a retired
couple on the Age Pension
like Alfred and Jan.

		Unaffordable

98%
2%

Affordable
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Research discussion
In the Northern Territory, as is the case across Australia, renters on low incomes are being left
behind and forgotten in the narrative of economic recovery.
People on income support, especially those who are out of work, have few options. We found
that there was not a single affordable rental for a single person on the JobSeeker payment, out
of all of the listings in the Northern Territory. This includes sharehouses. The shortage of affordable
rentals will condemn people to make difficult decisions to keep a roof over their head. Some will
be turning to Anglicare NT or other services in our region to make the rent.
Families out of work are also facing a dire situation. Single parents out of work, couples and
families with one parent out of work cannot afford any of the rentals listed on our Snapshot
weekend. This helps explain why the rate of JobSeeker is such a critical factor in child poverty
– one in six children now lives in poverty, with those growing up in households that depend on
JobSeeker at much greater risk.
This year’s results again show how brutal the rental market is for young
people. A person on Youth Allowance cannot afford any rentals
in the Northern Territory, including sharehouses. Youth Allowance is
the lowest of all government payments, and year after year we find
young people are at the bottom of the affordability ladder.
People with disabilities face unique challenges in this market. Some
will find that the rentals listed in this Snapshot don’t meet their needs,
and for many people, the Disability Support Pension is too low to
allow them to rent a home that does. A person on the Disability
Support Pension could not afford any rentals at the time of our
Snapshot.
The most generous of government payments is the Age Pension.
Yet for a couple living on the Age Pension, only two percent of
rentals were affordable. Single retirees have it even worse, with no
affordable listings at all.
Working people are hardly better off. A single person working full-time
on the minimum wage will find that only one percent of rentals are
affordable. Of all of the households featured in this Snapshot, families
with two parents in full-time work stand the best chance of finding an
affordable home. Even they will find they are locked out of over 90
percent of the listings we surveyed.
Of course, this Snapshot doesn’t tell the whole story. Although we look at the full-time minimum
wage, we know that more and more people are working casually. Their plight is likely to be much
worse than this Snapshot shows. Nor can the Snapshot consider the competition for each of these
properties. In an overheated market, an affordable property can attract dozens of applications.
All of this is a wake-up call. What this Snapshot shows is that finding an affordable home in the
private rental market is near impossible for people on low incomes. It’s time for action to make
housing more affordable.
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Policy implications
RAISING THE RATE OF PAYMENTS FOR PEOPLE ON THE LOWEST INCOMES
Across the Northern Territory, people out of work depend on JobSeeker and other payments to
get by. Many are likely to be renting, yet this Snapshot shows that the payment is so low that its
trapping people in poverty and housing stress. Cuts to the payment were being phased in right as
this Snapshot was being taken, with all of the additional support provided during the pandemic
now falling away. The new rate of JobSeeker, introduced from 31 March 2021, has not made a
dent on affordability.
Raising the rate of JobSeeker and related payments above the poverty line will give badly
needed relief to the people on the lowest incomes. It will allow them to afford the essentials they
need to live their lives, and plan for their future. Most importantly, it will give more people the
benefits of a secure home.

MORE AFFORDABLE RENTAL HOMES FOR THE NORTHERN TERRITORY
The shortfall of affordable homes for the Territory is massive. The Australian Housing and Urban
Research Institute has shown that we have a shortfall of 6,700 social and affordable rentals across
the Northern Territory. By 2036, that number is expected to grow to 14,500.
With the private rental market failing so many people, we must invest in homes for people who
need them most. Ending our affordable housing shortfall would be the most powerful way to
tackle the rental crisis – and boost our regional economy. The Federal and State governments
must work together to end this shortfall.

MORE SUPPORT FOR RENTERS
Commonwealth Rent Assistance is meant to help people on low incomes to afford their rent. But it
has failed to keep pace with the cost of renting, which has been skyrocketing.
It means that people on low and middle incomes are paying so much in rent they can’t meet
basic costs like decent food and medical expenses. And for people on some government income
payments, like Youth Allowance and Newstart, it doesn’t kick in until their rent is already causing
serious financial stress.
We need to reform and increase Commonwealth Rent Assistance so that it works for people
struggling to pay the rent. That will give people in housing stress more to spend on food, their
health and getting on with life in their local community.

A PLAN TO END HOMELESSNESS
The number of people experiencing homelessness is growing every year because of the shortage
of affordable housing. This lack of access to affordable housing is a major concern for older
people, who are entering into homelessness at record-high rates – at a time in their lives when
they need stability more than ever.
People who are homeless need safe secure homes to help them get back on their feet. Being
stuck indefinitely in temporary emergency accommodation is not the answer.
We need a plan to end homelessness that tackles the causes of homelessness, including the lack
of affordable housing, poverty and family violence. We also need funding and support to rehouse
people who are homeless, helping them keep a roof over their head.
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Conclusion
This year’s Rental Affordability Snapshot shows that the private rental market is failing people on
low incomes. Some people may have shelter or accommodation, but there is very little on the
market that could be a place to call home.
The key to making housing more affordable lies in two factors: making sure everyone has a
decent income, and providing enough affordable rentals for the people who need them.
It is clear that we must invest in affordable housing. The shortfall of affordable rentals in our region
must be tackled. The sobering results of this Snapshot show that this investment is truly urgent. The
Northern Territory Government must make good on its discussion papers and housing strategies to
grow a community housing sector in the Territory.
Anglicare NT is also calling for an increase to the rate of JobSeeker and other payments. This will
help people on the lowest incomes find a secure home.
We also need to give more support to renters, and make a real plan to tackle homelessness.
Nobody should be forced to make impossible sacrifices just to keep a roof over their head. It’s
time to take real action, and make sure that everyone can have place to call home.

Phillips, B. and Narayanan, V. (2021) Financial Stress and Social Security Settings in Australia. Australian National
University Centre for Social Research and Methods.
2
Australian Housing and Urban Research Institute (2018) Social housing as infrastructure: an investment pathway. See
Appendix 4.
i
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Snapshot: Anglicare Central Queensland
Introduction
Central Queensland’s diverse communities range from major population centres to isolated outback
towns, each with their own unique set of housing affordability challenges. The region’s economy
revolves around industries such as mining, gas and associated fields, tourism, agriculture and beef
production. Health and social services, retail and education are also major employers.
Anglicare Central Queensland (CQ) services a 570,000 square kilometre region extending from the
Capricorn Coast right across the state to the Northern Territory border. The agency’s services cover
foster care and child protection, community services including youth, disability and mental health
programs, and a housing portfolio of more than 530 properties. These properties range from shortterm crisis accommodation for people who are homeless or otherwise in urgent need of a safe place
to stay, to long term family homes leased through the National Rental Affordability Scheme.
AnglicareCQ manages housing in Rockhampton and the Capricorn Coast, Gladstone and
surrounding communities including Tannum Sands and Calliope, the Central Highlands
communities of Emerald and Blackwater, and Barcaldine, Longreach in the state’s west.

Findings
On the weekend of 27th March 2021, 422 private rentals were advertised for rent in the Central
Queensland communities surveyed: Rockhampton, Gladstone, Longreach, Barcaldine, Capricorn
Coast, Central Highlands and Emerald. Private rentals were surveyed from realestate.com.au.
While a property could be affordable and appropriate for more than one household type, any
individual property can only be rented out by one household type at any time. To this end, we found
that:


68 individual properties were suitable for at least one household type living on income
support payments without placing them in housing stress.



298 individual properties were suitable for at least one household type living on minimum
wage without placing them in housing stress.

On the Snapshot weekend, these are the number of unique properties affordable and
appropriate for:
Households on income support payments (#1-10)

Households on minimum wage (#11-14)

68

298

Table 1: Rental Affordability, Central Queensland, by household type and percentage
#

Household Type

1

Couple, two children
(one aged less than 5,
one aged less than 10)

2

Single, two children

Payment Type

Jobseeker
(both adults)
Parenting Payment Single

Number
Affordable &
Appropriate

Percentage
Affordable &
Appropriate
32

8%

8

2%

(one aged less than 5,
one aged less than 10)

3

Couple, no children

Age Pension

44

10%

4

Single, one child

Parenting Payment Single

16

4%

Newstart Allowance

1

0%

(aged less than 5)

5

Single, one child
(aged over 8)

6

Single

Age Pension

3

1%

7

Single aged over 21

Disability Support Pension

3

1%

8

Single

Jobseeker

0

0%

9

Single aged over 18

Youth Allowance

0

0%

10

Single in share house

Youth Allowance

0

0%

11

Couple, two children

Minimum Wage + FTB A
(both adults)

287

68%

Minimum Wage + FTB A &
B

83

20%

12

3%

154

36%

(one aged less than 5,
one aged less than 10)

12

Single, two children
(one aged less than 5,
one aged less than 10)

13

Single

Minimum Wage

14

Couple, two children

Minimum Wage +
Parenting payment
(partnered) + FTB A & B
422

(one aged less than 5,
one aged less than 10)

Total No of Properties

Discussion
Over the past 12 months, Central Queensland has seen a significant decline in housing affordability
across the region. This can be attributed to the upturn in the local mining sector, increased
economy recovery projects in the region and people returning or relocating to Queensland during
the COVID pandemic. This has seen rental prices increase across the region and particularly in the
Rockhampton, Capricorn Coast, Emerald and Gladstone regions.
This year’s Rental Affordability Snapshot showed a significant decline in affordability percentages
across the region and particularly for singles on parenting or aged pensions, jobseeker and youth
allowance payments. Central Queensland is facing a housing shortage crisis. Rents are increasing
at rapid rates and it is forcing more and more individuals and families into homelessness and
placing further pressure on an already broken social housing system.
Investment in social and affordable housing is now essential across the region and it’s time we put
homes before investment.

Policy Implications
With increasing housing unaffordability, Central Queenslanders are struggling to find a suitable,
affordable place to call home.
AnglicareCQ supports Anglicare Australia’s calls to grow the supply of social housing, creating more
affordable housing in the communities where it’s needed and ensuring every Australian has enough
to pay for safe and secure accommodation.
AnglicareCQ also supports calls for a mix of housing, to meet the needs of the diverse Central
Queensland community. Every individual’s housing needs vary across their lifetime, and many in
our community have extra needs which are not met through conventional housing stocks. We need
to examine our communities’ needs for accessible, culturally appropriate housing that is sensitive
to the needs and lives of the people who live there.

Conclusion
On the weekend of 27th March, 2021, 422 private rentals were advertised for rent through
Realestate.com in the Central Queensland communities surveyed: Rockhampton, Gladstone,
Longreach, Barcaldine, Capricorn Coast, Central Highlands and Emerald.
Local results show significant rental unaffordability in the region, that can be attributed to the upturn
in the local mining sector, increased economy recovery projects in the region and people returning
or relocating to Queensland during the COVID pandemic. Central Queensland, like Australia as a
whole, needs a reliable and forward-thinking supply of social housing for lower income earners to
ensure all our residents have a safe, suitable place to call home.
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“

The extent of housing market failure
in Australia is such that the private
rental market is largely inaccessible,
unaffordable and insecure for households
on low incomes (AHURI, 2020).5

Rental Affordability Snapshot 2021

Introduction
This year’s Greater Brisbane Rental Affordability Snapshot (‘the Snapshot’) is
a fair example of what some commentators have called an ‘odd’ real estate
market, with even experts ‘finding it hard to read’.1
Unfortunately, however, this doesn’t indicate a turning point in the decadelong findings of the Snapshot.
The Anglicare Australia Rental Affordability Snapshot has documented the
lived experience of looking for housing on a low income since 2010.
On a ‘Snapshot weekend’ each year, Anglicare organisations across the
country assess thousands of rental properties from the property website
realestate.com.au for affordability and appropriateness.2,3
On the weekend of 27–28 March 2021, Anglicare Southern Queensland
(Anglicare SQ) surveyed 4,920 rental properties in the Greater Brisbane
metropolitan area.4
There is still only one household type out of 14 in which median rent as a
proportion of household income even comes near the 30% benchmark for
housing affordability, and apparent ‘improvements’ in affordability have been
largely meaningless.
This report will explore some of the peculiarities of the first Covid year that
may have impacted on the rental market in Greater Brisbane.
The core finding of our research, however, remains the same: that the vast
majority of people on income support or minimum wage in Greater Brisbane
are unable to afford a home in the private rental sector without putting
themselves in severe financial stress.

The bottom line
The rental situation for people on low incomes across the Brisbane metro
area remains as bleak as it has been for at least the last decade.

Of the 4920 rental properties surveyed, we found:
202 unique properties
were affordable
and appropriate
for households on
income support.

787 unique properties
were affordable
and appropriate
for those on
minimum wage.
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# Affordable

% Affordable

# Appropriate

% Appropriate

# Affordable &
Appropriate

% Affordable &
Appropriate

Median rent as
% of household
income

Anglicare Southern Queensland

1

Couple, two children
(one aged less than 5,
one aged less than 10)

JobSeeker
Payment
(both adults)

394

8%

1895

39%

9

0%

54%

2

Single, two children
(one aged less than 5,
one aged less than 10)

Parenting
Payment Single

268

5%

1895

39%

6

0%

63%

3

Couple, no children

Age Pension

284

6%

4717

96%

129

3%

41%

4

Single, one child
(aged less than 5)

Parenting
Payment Single

225

5%

3730

76%

6

0%

67%

5

Single, one child
(aged over 8)

JobSeeker
Payment

122

2%

3730

76%

2

0%

76%

6

Single

Age Pension

122

2%

4920

100%

122

2%

59%

7

Single aged over 21

Disability Support
Pension

122

2%

4717

96%

52

1%

59%

8

Single

JobSeeker
Payment

1

0%

4920

100%

1

0%

54%

9

Single aged over 18

Youth Allowance

0

0%

4920

100%

0

0%

97%

10

Single in share house

Youth Allowance

0

0%

4920

100%

0

0%

65%

11

Couple, two children
(one aged less than 5,
one aged less than 10)

Minimum Wage +
FTB A

2661

54%

1895

39%

596

12%

32%

12

Single, two children
(one aged less than 5,
one aged less than 10)

Minimum Wage +
FTB A & B

663

13%

1895

39%

19

0%

47%

13

Single

Minimum Wage

196

4%

4920

100%

196

4%

48%

14

Couple, two children
(one aged less than 5,
one aged less than 10)

Minimum Wage +
Parenting payment
(partnered) + FTB
A&B

1066

22%

1895

39%

54

1%

41%

Household Type

Total No of Properties

Payment Type

4920

Table 1: Number and percentage of affordable and appropriate properties by household type, Brisbane*
* A rental property may be affordable and appropriate for more than one household type.

Compared with a household paying 30% of its income on rent, a household paying
40% was two and a half times more likely to go without a meal, twice as likely to
have sold or pawned belongings to cover essential payments, and almost twice as
likely to have children with inadequate health or dental care.6
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What did we find?

“

Recent media headlines pull no punches:
Housing crisis: Desperate tenants are paying up to a year’s rent in advance.
If you are looking for a rental in Brisbane good luck.7

Other commentators describe crowds milling
at open house viewings for rental properties,
and multiple applications being submitted on
properties that become available – often well
above the advertised weekly rent.8 With a
record 1.5% vacancy rate in February 2021,
Brisbane has reportedly broken its own
vacancy rate record, with the current rate
even lower than a decade ago, when it was
1.7% in February 2011.9
For the first time in five years, it is more
expensive to rent a house and unit in
Brisbane than in Melbourne…
Tenants will find less choice [in coming
months], with the pool of available
rentals shrinking by one-third compared
to last year, pushing Brisbane’s vacancy
rate to a multi-year low.10
This year’s Greater Brisbane Snapshot
concurs with this bleak picture. This is
despite our finding that the number of
affordable and appropriate rental properties
for people on low incomes has shown some
increase since the same time in 2020 (202
properties compared with 125).

affordable and appropriate home in Greater
Brisbane for a single person on Youth
Allowance/Austudy like Karin (below),
who appeared in last year’s report. The
median rent for an appropriate property has
decreased to 97% of her household income,
rather than 109% as it was in 2020. Eating
properly is still just as much out of Karin’s
reach as it was last year.
For Ben, who is on JobSeeker, the situation
is equally grim. The recent marginal increase
to JobSeeker means he can now afford
one property in Brisbane rather than none,
which is a somewhat empty improvement.
Poverty continues to impact every aspect
of his life, from housing to health, safety
and social connectedness. His options for
accommodation are limited to couch-surfing,
short term crisis accommodation or roomsharing. None of these alternatives can be
considered a home.

Still very few places to call home
As we noted in the introduction to this
report, ostensible ‘improvements’ in
affordability in Greater Brisbane have been
largely meaningless. There is still only one
household type out of 14 in which median
rent as a proportion of household income
even comes near the 30% benchmark for
housing affordability.
Some groups, as always, are particularly
vulnerable. Based on median rent, for
example, there is again not even one
Page | 7

Anglicare Southern Queensland

Ben, 36
Ben is on JobSeeker.
He can afford one property
in Brisbane, which would
cost 54% of his income.
Given that the first increase
to Newstart/JobSeeker in
more than 25 years was
recently locked in at $3.57/
day, this is unsurprising.

Karin, 21
On Youth Allowance,
Karin cannot afford a
studio or one-bedroom
(97% of her income)
property anywhere in
Brisbane, or even a
shared rental (65%).
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The COVID effect
So why has this year’s Snapshot identified
more affordable and appropriate properties
than in some previous years? Is there some
glimmer of light for people on low incomes?

example, has nearly doubled in the past
year as a proportion of our ‘affordable and
appropriate’ headline figure, from 17.6%
to 31.2%.

Sadly, no.

So while in 2021 there are relatively more
affordable and appropriate rental properties,
there are complexities in this situation.

It’s important to remember that this increase
in affordable and appropriate rentals remains
miniscule in terms of the Brisbane rental
market as a whole.
Our headline figure captures the total
number of properties that are affordable
and appropriate for our 14 household
types. When we dig deeper, it’s clear that
COVID-19 impacts have affected the various
household types in different ways. Decreased
demand for rentals targeted at students has
particularly influenced the outcome of this
year’s Snapshot.
In fact, the apparent increase in affordable
properties is largely illusory, and the
news headlines above genuinely reflect
a grim reality for those seeking rental
accommodation in Greater Brisbane.
The demand for studio, single bedroom and
‘rooming house’ accommodation, particularly
in suburbs historically popular with students
such as St Lucia, Toowong, Kelvin Grove and
Woolloongabba, has decreased significantly
in the past year. International students are
yet to return, and agents are finding that
domestic students are unwilling to commit
to a lease because they’re unsure of how
much time they’ll be required on campus,
and how many classes will be online.11 Real
estate analyst Nicola Powell notes that many
domestic students are re-assessing the way
in which they live and study:

One is that studio and single bedroom
accommodation is also considered
‘appropriate’ in our calculations for cohorts
other than students, such as singles and
couples on the age pension, and singles on a
disability pension.
The specific nature of much of this
accommodation however makes it less
suitable for these ostensibly comparable
household types. Many of these rentals, while
not subject to ‘student-only’ restrictions, are
overtly marketed to a student cohort, while
in other locations there are more intangible
barriers to do with connectedness to family,
friends and local community, accessibility,
and availability of different kinds of services.
‘Appropriateness’ is a many-layered
concept, and housing is never just a roof
over one’s head.
*We have not included restricted student accommodation, such as that
provided by UniLodge or similar agents, in the Snapshot.

While for some university will always be
an opportunity to fly the nest, there might
be others who might now choose to go to
university but stay at home and commute
from the country when they need to.12
The result of this shift is that studio, single
bedroom and student ‘rooming house’
accommodation* in the suburbs above, for
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What can be done?
Raise the rate
As we noted last year, there is no question
that income inadequacy is at the core of
rental unaffordability for people on low
incomes. The recent purported ‘increase’ to
JobSeeker amounts to $3.57 per day. Rather
than an increase, this was a ruthless cut to
the Coronavirus Supplement, which was
introduced to support vulnerable Australians
in a time of unprecedented crisis. After 26
years of stagnancy, income support was
raised to a point that enabled many people
to both eat and pay rent at the same time
— to live, in fact, just above the poverty line
instead of struggling below.

“

Raising the rates
of these payments
would be the most
powerful step that
any government
could take to reduce
poverty in Australia.13
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The COVID-19 crisis is not over. People are
out of work through no fault of their own.
Rental vacancies are at an historic low,
leaving individuals and families at risk of
homelessness and struggling to make ends
meet. Services like Anglicare SQ’s are under
increasing demand as signs of stress emerge
in the community through rising rates of
domestic violence and family breakdown.
There is never a time to deliberately plunge
people into poverty, but the reduction of
JobSeeker and related allowances at this
point of time means that families currently in,
or on the edge of, poverty will never be able
to find their way out.
To reiterate again the words of Anglicare
Australia’s 2019 open letter to the Prime
Minister: “Raising the rates of these
payments would be the most powerful step
that any government could take to reduce
poverty in Australia.”13
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More social and affordable rental housing
Further investment in social and affordable
housing is urgently needed to address
the shortfall of homes Australia-wide. The
Australian Housing and Urban Research
Institute (AHURI) points out that waiting lists
across the country are long, and that there
is increasing demand for social housing from
people with complex and specialised support
needs or in very vulnerable situations.14 In
Queensland, the number of applications
deemed ‘high need’ has exploded in the past
two years.15
AHURI research demonstrates that we need
433,400 social and affordable rentals just
to make up for the immediate shortfall.16 To
draw even slightly ahead of that shortfall in an
effort to future-proof, the Everybody’s Home
campaign is calling for 500,000 social and
affordable rentals.17

Stay for The Home Stretch19
Young people transitioning out of state care
into adulthood face particular difficulties
with housing, among other challenges. As a
member of the Home Stretch Queensland
steering group, Anglicare SQ is one of 14
major care providers across Queensland
seeking a commitment by the Queensland
Government to extend the leaving care age
to 21 years, providing young people with
the option to stay in a stable placement or
supported care environment until they are
more ready to cope independently. This gives
young people transitioning from care the
same right to home as a safety net that most
other young Queenslanders have as they
study, begin a working life, and develop the
maturity to cope with an adult world.

Together with peak bodies, academia,
community organisations and industry
associations, we ask that both Federal and
state governments work with future tenants
to develop modern, diverse social and
community housing that reflects the needs
of those who will live there, that is accessible
to services,18 and supports healthy
communities. This is the only way that every
Australian can have a safe and secure place
to call home.
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A final word
The 2021 national Anglicare Australia
Snapshot points out that the past year has
shown us that Australia’s governments can
work together for the greater good, and act
with urgency in a crisis.

We need Federal and state governments
to commit to urgent action, investment
and leadership on this issue. Without such
intervention, thousands of Australian families
will continue to struggle in deepening hardship.

Rental affordability is without a doubt a crisis.

Appendices
Appendix 1: Additional tables
Accommodation type

Median weekly rent
2021

2020

2019

2018

2017

2016

House/Townhouse

$480

$465

$450

$450

$450

$460

Unit/Flat/Apartment

$435

$440

$400

$400

$400

$420

Shared Rental (embedded)

$180

$180

$190

$180

$165

$180

Brisbane Metro

$450

$450

$425

$430

$425

$440

Table 2: Comparison of median advertised rents by accommodation type, 2021 to 2016

Property size

Median weekly rent
2021

2020

2019

2018

2017

2016

One bedroom

$320

$340

$340

$325

$350

$370

Two bedroom

$450

$440

$400

$400

$400

$410

Three bedroom

$480

$450

$430

$450

$440

$450

Four bedroom

$595

$540

$530

$530

$530

$540

Five bedrooms or more

$750

$750

$695

$680

$695

$730

$450

$450

$425

$430

$425

$440

1

Brisbane Metro
1

excludes embedded share rentals, medians calculated separately

Table 3: Comparison of median advertised rents by property size, 2021 to 2016

Region

Number of rental advertisements
2021

2020

2019

2018

2017

2016

Brisbane - East

245

454

589

691

712

732

Brisbane - North

535

696

842

1,070

1,308

997

Brisbane - South

1,137

1,484

1,920

1,951

1,918

1,610

Brisbane - West

557

646

718

929

1,000

796

2,446

2,507

2,421

3,475

3,485

3,345

4,920

5,787

6,490

8,116

8,423

7,480

Brisbane Inner City
Brisbane Metro

Table 4: Comparison of number of rental advertisements by region, 2021 to 2016
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Appendix 2: A note on methodology
The Snapshot was undertaken over the weekend of 27-28 March 2021 (the Snapshot weekend).
This year, Anglicare Australia again partnered with REA Group (who operate the realestate.com.au
website) to collect data on rental listings across Australia, replacing previous manual collection
methods. State- or region-based data from the total dataset was provided to participating
Anglicare and affiliate organisations. Anglicare SQ assessed a data set of 83 postcodes (209
suburbs) from across the five ABS Brisbane City statistical divisions (Inner, North, South, East
and West), as well as selected established commuter suburbs in the Moreton Bay South region.
Nationally, more than 74,000 properties were surveyed. The following property types were
excluded from the data:
•

Advertisements for ‘non dwellings’ such as workshops, garages, shops, warehouses etc

•

Duplicate advertisements for the same property

•

Properties that included conditions such as house cleaning or child minding

•

Short term leases (less than six months), holiday accommodation, boarding houses and
student-only accommodation.

•

Properties already listed as ‘leased’.

For the purposes of the Snapshot, we also applied the following assumptions to the dataset:
•

Where rents are banded (eg the property was advertised as renting at $300-$320 per week)
the higher rent in the band was used.

•

Where rents were not stated in the advertisement, they were assumed to be too expensive.

•

Where rents are listed as ‘from x’ or ‘offers above x’ or ‘x neg’, the figure given as ‘x’ was
used.

•

Where multiple properties were advertised in the same advertisement (e.g. two rooms
available in the one share house), these were counted as separate properties. The exception
to this rule was where it was not clear from the advertisement how many properties were
available. In these cases, they were counted as two properties.

Predefined tests of affordability and appropriateness were then applied to the survey data, resulting
in the number of advertised properties on a given day which were adequate for households of
different types living on a low income. For a dwelling to be determined as suitable it had to satisfy
tests of both affordability and appropriateness.
Affordability
The Snapshot uses a commonly used benchmark of housing affordability called the ‘30:40
indicator’.20 That is, when housing costs are greater than 30% of disposable income and that
household’s income is in the bottom 40% of the income distribution, the household is deemed to
be in ‘housing stress’.21
Household incomes are derived from the maximum rate of Centrelink pensions, allowances or net
minimum wage combined with the Commonwealth Rent Assistance (CRA) and Family Tax Benefits
(FTB) where applicable. Consistent with Australian Housing and Urban Research Institute (AHURI)
research about the nature of housing assistance,22 CRA was included in the household’s total
income, rather than being treated separately as a specific housing allowance. The total resulting
income for each household type was used to establish a maximum affordable weekly rent based
on the 30% rule.
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While any measure of affordability will have weaknesses, the Australian Housing and Urban
Research Institute (AHURI) has found that the 30:40 measure (or the ratio method) was a
reasonable indicator of housing stress and was useful in identifying “households likely to be at
risk of problems associated with a lack of affordable housing”.23 The ratio method underpins the
Housing Affordability Index offered by the HIA and Commonwealth Investment Bank24 and the
Council of Australian Governments also uses the ratio method in the National Affordable Housing
Agreement as its measure of affordability.25
Appropriateness
We applied the following assumptions in regard to appropriateness:
•

A room in a share house, bedsit or at least a one-bedroom property is suitable for a single
person with no children.

•

A room in a share house is not suitable for couples or those on a disability support pension.

•

A two-bedroom property is suitable for a single person or couple with one child.

•

Households with two children require a three-bedroom property. We assume that the children
are of different gender, and that it is not appropriate for the children to share a room. We
acknowledge that in cases where two children under 18 years are of the same gender, there
will be slightly more suitable (two-bedroom) properties available.

References
1. Sommer, B. and Priadko, T. (2021). Australia’s real estate market ‘seems quite odd’. Even the
experts are finding it hard to read. 20 March. ABC Radio National (online). At: www.abc.net.
au/news/2021-03-20/australian-housing-market-price-increases-rental-shortages/13249456
2.

Household incomes for 14 household types are derived from the maximum rate of Centrelink
pensions and allowances, or net minimum wage, combined with the Commonwealth Rent
Assistance (CRA) and Family Tax Benefits (FTB) where applicable.

3.

Refer Harding, A., Phillips, B. and Kelly, S. (2004) Trends in Housing Stress, NATSEM, Paper
Presented at the National Summit on Housing Affordability, Canberra.

4.

This comprised the five ABS Brisbane City statistical divisions (Inner, North, South, East and
West), as well as selected established commuter suburbs in the Moreton Bay South region.

5.

Australian Housing and Urban Research Institute (2020). Pathways in, within and out of social
housing in Australia. Based on AHURI Final Report No. 324: Understanding the experience
of social housing pathways. Policy Evidence Summary. At: www.ahuri.edu.au/__data/assets/
pdf_file/0020/56711/PES-324-Pathways-in-within-and-out-of-social-housing-in-Australia.pdf

6.

Burke, T. and Pinnegar, S. 2007. Experiencing the housing affordability problem: Blocked
aspirations, tradeoffs and financial hardships. National Research Venture 3: Housing
Affordability for Lower Income Australians, Research Paper No. 9. Melbourne: Australian
Housing and Urban Research Institute, p. 40. At:
www.ahuri.edu. au/__data/assets/pdf_file/0016/2680/NRV3_Research_Paper_9.pdf

7.

McCarthy, J. (2021). Housing crisis: Desperate tenants are paying up to a year’s rent in
advance. InQueensland (online). At: inqld.com.au/business/2021/03/16/housing-crisis-whytenants-are-paying-up-to-a-years-rent-in-advance

8.

Jennison, M. (2021). Brisbane property market update January 2021. 2 Feb. At:
www.streamlineproperty.com.au/brisbane-property-market-update-january-2021/

9.

Craze, K. (2021) Australian vacancy rates break a 10-year record, but it’s a different ball game
outside Sydney and Melbourne. 19 March. At: www.realestate.com.au/news/australian-vacancyrates-break-a-10year-record-but-its-a-different-ball-game-outside-sydney-and-melbourne

Page | 14

Rental Affordability Snapshot 2021

10. Hutchens, G. (2021). Melbourne could soon become the cheapest city for renters,
while Canberra remains the most expensive. ABC News (online), 15 April. At:
www.abc.net.au/news/2021-04-15/melbourne-could-be-cheapest-city-for-renters-domainrent-report/100068780
11. Wells, R. (2021). Property prices in university suburbs tipped to keep falling. 17 Feb. At:
www.domain.com.au/news/student-apartment-market-could-feel-downward-pressure-forsome-time-1024559
12. Wells, R. (2021). Property prices in university suburbs tipped to keep falling. 17 Feb. At: www.
domain.com.au/news/student-apartment-market-could-feel-downward-pressure-for-sometime-1024559
13. Anglicare Australia (2019). Open letter to the Prime Minister. At: www.anglicare.asn.au/docs/
default-source/ default-document-library/letter-to-scott-morrison.pdf
14. Australian Housing and Urban Research Institute (2020). Pathways in, within and out of social
housing in Australia. Based on AHURI Final Report No. 324: Understanding the experience
of social housing pathways. Policy Evidence Summary. At: www.ahuri.edu.au/__data/assets/
pdf_file/0020/56711/PES-324-Pathways-in-within-and-out-of-social-housing-in-Australia.pdf
15. Caldwell, F. (2020). Thousands more people in desperate need of social housing. 15 Dec.
Brisbane Times (online). At: www.brisbanetimes.com.au/politics/queensland/thousands-morepeople-in-desperate-need-of-social-housing-20201215-p56njf.html
16. Australian Housing and Urban Research Institute (2020). Pathways in, within and out of social
housing in Australia. Based on AHURI Final Report No. 324: Understanding the experience
of social housing pathways. Policy Evidence Summary. At: www.ahuri.edu.au/__data/assets/
pdf_file/0020/56711/PES-324-Pathways-in-within-and-out-of-social-housing-in-Australia.pdf
17. See Everybody’s Home website. At: everybodyshome.com.au/our-campaign/more-socialand-affordable-homes
18. Australian Housing and Urban Research Institute (2020). Public housing renewal and social
mix: Policy brief. 17 Aug. At: www.ahuri.edu.au/housing/policy-analysis/public-housingrenewal-and-social-mix
19. See The Home Stretch website. At: www.thehomestretch.org.au
20. Lovering, Matthew (2014). Housing affordability stress: Understanding the 30:40 indicator,
Evidence Review 54, Australian Housing and Urban Research Institute.
21. Refer Harding, A., Phillips, B. and Kelly, S. (2004). Trends in Housing Stress, NATSEM, Paper
Presented at the National Summit on Housing Affordability, Canberra.
22. Hulse, K. (2003). An international review of housing allowances, AHURI Research and Policy
Bulletin No. 18, Australian Housing and Urban Research Institute Limited, Melbourne, At:
www.ahuri.edu.au/research/ research-and-policy-bulletins/18
23. AHURI (2010). National Research Venture 3 into Housing Affordability. AHURI Final Report No.
105.
24. HIA Economic Group (n.d.). HIA–CBA Affordability Index and Report. At:
www.economics.hia.com.au/media/Affordability%20Index%20Methodology.pdf
25. COAG Reform Council (2011). National Affordable Housing Agreement: Performance Report
for 2009–10, COAG Reform Council, Sydney.

Page | 15

About Anglicare Southern Queensland

Anglicare SQ’s experience in identifying and responding to the needs of
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integrated range of community services that comprises community aged
care, residential aged care and community support programs, including
child safety, disability support, counselling and education, mental health,
homelessness and chronic conditions. Our services are designed to ‘wrap
around’ clients in a comprehensive way, recognising their health needs but
also addressing the social needs which contribute to wellness.
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Snapshot: Anglicare North Queensland — Cairns
region
Introduction
Anglicare North Queensland Limited (Anglicare NQ) provides a range of services and programs
that support and strengthen local communities within the North and Far North Queensland Regions.
The provision of services extends from Cairns, south to Mackay, north to the Cape and west to
Mount Isa. For the purposes of this Snapshot the analysis of available rental properties relate to
the Cairns Regional Government Area (Cooktown to Innisfail).
The following homelessness services are offered by Anglicare NQ in Cairns:
• Cairns Homelessness Services Hub
• Cairns HomeStay Support Service
• Cairns Integrated Crisis Accommodation Service (Quigley Street Night Shelter).
• St Margaret’s House (Crisis accommodation for young women).
• St John’s House (Crisis accommodation for young men).

Findings
On the Snapshot weekend of 27th March 2021, 406 private rentals were advertised for rent in the
Cairns region. Private rentals were surveyed from realestate.com.au. While a property could be
affordable and appropriate for more than one household type, any individual property can only be
rented out by one household type at any time. To this end, we found that:


23 individual properties were suitable for at least one household type living on income support
payments without placing them in housing stress.



73 individual properties were suitable for at least one household type living on minimum wage
without placing them in housing stress.



Just one property was found to be both affordable and appropriate for a couple with two children
on a Jobseeker Allowance, one child aged less than 5, the other aged less than 10.



There were no properties deemed affordable and appropriate for a single parent on Jobseeker with
one child over the age of 8.



There were no properties deemed affordable for singles with no children, for Jobseeker Allowance,
Disability Support Pension or Youth Allowance either for living at home rate or at Independent Rate.

On the Snapshot weekend, these are the number of unique properties affordable and
appropriate for:
Households on income support payments (#1Households on minimum wage (#11-14)
10)
23
73

1

Table 1: Rental Affordability, Cairns region, by household type and percentage
#

Household Type

Payment Type

Number
Affordable &
Appropriate
1

Percentage
Affordable &
Appropriate
0%

1

Couple, two children

Jobseeker Allowance
(both adults)

2

Single, two children

Parenting Payment Single

0

0%

Couple, no children
Single, one child

Age Pension
Parenting Payment Single

20
2

5%
0%

Single, one child

Jobseeker

0

0%

Single
Single aged over 21

Age Pension
Disability Support Pension

3
0

1%
0%

8
9
10
11

Single
Single aged over 18
Single in share house
Couple, two children

Jobseeker
Youth Allowance
Youth Allowance
Minimum Wage + FTB A
(both adults)

0
0
0
61

0%
0%
0%
15%

12

Single, two children

Minimum Wage + FTB A &
B

3

1%

Single
Couple, two children

Minimum Wage
Minimum Wage +
Parenting payment
(partnered) + FTB A & B
406

12
17

3%
4%

3
4
5
6
7

13
14

(one aged less than 5,
one aged less than 10)
(one aged less than 5,
one aged less than 10)

(aged less than 5)
(aged over 8)

(one aged less than 5,
one aged less than 10)
(one aged less than 5,
one aged less than 10)

(one aged less than 5,
one aged less than 10)

Total No of Properties

Discussion
Rental affordability and rental availability are the most significant causal factors increasing vulnerability
amongst all household types on income support payments or minimum wage who are attempting to
access secure and sustainable tenancies. “Cairns has never seen a lower vacancy rate” (March 2020 - Tom
Quaid, the REIQ’s Far North Queensland representative). A median weekly rent price for all properties on
the date of the snapshot at $400, the high cost of living including food, medical needs and electricity
continues to impact low income household types negatively. This often leads to an increased risk to
households in areas such as health and wellbeing, entry into all tiers of homelessness and debt as a result
of desperation and the use of same day lenders to make ends meet.
2

The 2021 snapshot data indicates a 45% overall decrease in available properties to 406 in comparison to
the 2020 snapshot. For the 2021 snapshot there was a decrease of 334 properties compared to the 2020
snapshot of 740.
Cairns residents both housed and / or searching for housing continue to share an uncertain economic
future. The removal of the Corona Virus Supplement has again highlighted the need for an increase in
secure, suitable and appropriate rental market stock as well as raising the rate of Jobseeker. The 45%
decrease in rental vacancies over the previous year, suggests that there are multiple contributing factors
placing increased pressure on people searching for rentals in the Cairns region. In particular, demand and
supply issues confirms competition remains high for the limited available rentals in the region. This can
often lead to people on low incomes or Centrelink entitlements being priced out of the market
completely, overlooked through application processes or unable to meet affordability criteria. Considering
the overall limited rental properties available, interstate migration at ‘90% above the decade average’
(Corelogic) to the region could be contributing to an increasing demand and supply issue.
Cohorts contending for security of tenure in this scenario continue to be young people with zero
affordable or other appropriate housing options. With ongoing limited rental stock and a shortfall of Social
Housing properties, numerous young people continue to exit various arrangements including statutory
care and Crisis Accommodation Services into homelessness. Couples with two children on Minimum wage
+ FTB A will also find it difficult to navigate an appropriate and affordable property with a 62% decrease in
overall suitable and sustainable properties identified in the 2021 Snapshot(61) for this group compared to
the 2020 Snapshot (159). Family groups experiencing episodes of homelessness often become reliant on
hotel/motel accommodation for lack of other options. This type of accommodation has no security of
tenure and often exceeds the cost of a rental. The additional cost of this accommodation type means that
they can’t afford to eat decent food i.e. this accommodation type lacks cooking facilities, fill a prescription,
pay for transport or buy clothes. This scenario also presents issues for families with school aged children,
often episodes of homelessness can displace family groups outside of their school catchment area
increasing risk of disengagement and increasing negative pressures on an already at risk situation.

Policy Implications
In the Cairns Region on the date of the Snapshot, there were no affordable properties for single people on
Jobseeker, Youth Allowance or Disability Support Pension; there were no affordable properties for single
parents with one child aged over 8 on Jobseeker or with two children parenting payment single. For people
on the Age Pension, listings also have little to offer. Just three properties were affordable and appropriate
for a single person on an Age Pension (1%), all of which were in boarding houses with shared facilities.
In the wake of the Coronavirus pandemic, earning sufficient income and sustaining employment has
become more difficult, this is resulting in increased demand for homelessness related products in an
otherwise unseen cohort of service users. We need to raise the rate of Jobseeker to lift people out of poverty
and continue to debate employment security strategies so people can pay their rent and to prevent them
from falling into homelessness. Even with the $25/week increase on specific government payments from
April 1st 2021, it could be suggested that this will not increase housing affordability across the board.
3

Finding rentals within the private rental market will remain tough for people experiencing all tiers of
homelessness including rough sleepers, people exiting short term accommodation, transitional and or crisis
homelessness accommodation models due to ongoing high demand, competitive application processes and
decreased supply.
Considering the 45% decrease in available rental properties in the region we must invest in affordable and
appropriate homes for everyone.



Federal Government reviews and increases income support payments relative to the rental
market and cost of living



Invest further into early intervention tenancy support models



Invest in new social and affordable homes



Debate employment security strategies

Conclusion
It is clear that, Cairns continues to face a housing and homelessness crisis, with over 2000
people on the social housing register of need, and just 406 properties listed in this year’s
snapshot and a median rental price of $400 a week. A flat increase of $25 a week for all
Centrelink payment types, minus the COVID entitlements is unlikely to have a marked increase in
the improvement of housing availability and affordability. Simply put, the housing stock just isn’t
there to meet the housing demand, with the vast majority of people on all payment types being
outpriced in this region. A significant investment in social housing infrastructure is required to
rectify this, as a suggested policy measure for the Cairns Region.

4

Snapshot: ac.care- Southern Country regions of SA:
Limestone Coast, Murraylands/Adelaide Hills,
Riverland
Introduction
ac.care provides specialist homeless services to clients across the Southern Country regions of
South Australia. We serve the Limestone Coast, Murraylands/Adelaide Hills and the Riverland. The
issues regarding homelessness and housing affordability are similar across all three regions.
ac.care’s homelessness services work closely with clients and real estate agents to ensure quality
outcomes for those who are able to access private rental properties, and assist others to access
Housing SA properties. The homeless services also provide Intensive Tenancy Support to assist
those facing eviction to maintain and sustain their tenancy, and Supported Transitional Housing to
provide case management to address the issues which caused the initial homelessness.
Major issues faced by people on income support payments in regional South Australia include
limited access to affordable housing, limited employment opportunities, social exclusion, and
isolation.

Methodology
Every year ac.care tests if it is possible for people on low incomes to rent a home in the private
market. We do this by taking a snapshot of the properties listed for rent on realestate.com.au on
one weekend in March or April. We then assess whether each property is affordable and suitable
for fourteen types of households on low incomes.
Those households are:
 single people receiving the Disability Support Pension, Youth Allowance, JobSeeker and
the Age Pension, or earning minimum wage
 single parents receiving the Parenting Payment or earning the minimum wage
 couples without children on the Age Pension, and
 couples with children on JobSeeker, Parenting Payment, earning the minimum wage, or a
combination of these income sources.
To test whether a listing is affordable, we calculate the income for our household types using
government data. We use these figures to calculate the maximum affordable rent for each
household type, and compare that against listed properties that are suitable for each household
type. The Snapshot follows the internationally accepted benchmark that rent needs to be no more
than 30 percent of a household budget to be affordable for people on low incomes.

Findings
On the Snapshot weekend of 26 March 2021, 123 private rentals were advertised for rent in our
three regions. While a property could be affordable and appropriate for more than one household
type, any individual property can only be rented out by one household type at any time.
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Table 1: Rental Affordability, SA Southern Country regions
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3
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0%
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40

33%

15
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12%
48%

2

Discussion
In our regions, as is the case across Australia, renters on low incomes are being left behind and
forgotten in the private market.
Rents are less affordable than ever. Yet as our Snapshot was being taken, the support that had
been given to renters at the height of the pandemic was starting to fall away. In South Australia,
people in hardship have been given the right to defer their rental payments. They have also been
protected by an eviction moratorium to ensure they aren’t punished for deferring payments. These
arrangements will soon expire on 31 May 2021. Some renters have found themselves tens of
thousands of dollars in rental arrears. If they can’t afford to repay their landlords, they face the very
real prospect of eviction. On top of it all, cuts to JobSeeker, Youth Allowance and other payments
came into effect at the beginning of April.
Put simply, renters on low incomes are facing the perfect storm as incomes reduce and protections
disappear. The private rental market continues to fail them, especially if they are out of work. The
new rate of JobSeeker, which has been framed as an increase, has had no impact on affordability.
People on income support, especially those who are out of work, have few options. We found no
rentals that were affordable for a person on the JobSeeker payment. This includes sharehouses.
The shortage of affordable rentals will condemn people to make difficult decisions to keep a roof
over their head. Some will be turning to ac.care or other services in our region to make the rent.
Families out of work are facing a difficult situation. An out-of-work couple with two children can
afford twenty percent of rentals. Single parents out of work face even tougher odds, with affordability
at just ten percent. This helps explain why the rate of JobSeeker is such a critical factor in child
poverty – one in six children now lives in poverty, with those growing up in households that depend
on JobSeeker at much greater risk.i
This year’s results again show how brutal the rental market is for young people. A person on Youth
Allowance looking for a sharehouse cannot afford any rentals across our three regions. Youth
Allowance is the lowest of all government payments, and year after year, we find young people are
at the bottom of the affordability ladder.
People with disabilities face unique challenges in this market. Some will find that the rentals listed
in this Snapshot don’t meet their needs, and for many people, the Disability Support Pension is too
low to allow them to rent a home that does. A person on the Disability Support Pension could afford
two percent of rentals at the time of our Snapshot.
The most generous of government payments is the Age Pension. For a couple living on the Age
Pension, 31 percent of rentals were affordable. Yet single retirees may struggle, with only two
percent of listings left to compete for.
All of this is a wake-up call. What this Snapshot shows is that finding an affordable home in the
private rental market is complete fiction for people on low incomes. It is part time for action to make
housing more affordable.
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Policy Implications
Raising the rate of payments for people on the lowest incomes
Across our regions, people out of work depend on JobSeeker and other payments to get by.
Many are likely to be renting, yet this Snapshot shows that the payment is so low that its trapping
people in poverty and housing stress.
Raising the rate of JobSeeker and related payments above the poverty line will give badly needed
relief to the people on the lowest incomes. It will allow them to afford the essentials they need to
live their lives, and plan for their futures. Most importantly, it will give more people the benefits of
a secure home.
More affordable rental homes
We are facing a major shortfall of affordable homes. The Australian Housing and Urban Research
Institute has shown we that we have a shortfall of 33,400 social and affordable rentals across
South Australia. By 2036, that number is expected to grow to 49,900.ii
With the private rental market failing so many people, we must invest in homes for people those
need them most. Ending our affordable housing shortfall would be the most powerful way to
tackle the rental crisis – and boost our regional economy. The Federal and State governments
must work together end this shortfall.
More support for renters
Commonwealth Rent Assistance is meant to help people on low incomes to afford their rent. But it
has failed to keep pace with the cost of renting, which has been skyrocketing.
It means that people on low and middle incomes are paying so much in rent they can’t meet basic
costs like decent food and medical expenses. And for people on some government income
payments, like Youth Allowance and Newstart, it doesn’t kick in until their rent is already causing
serious financial stress.
We need to reform and increase Commonwealth Rent Assistance so that it works for people
struggling to pay the rent. That will give people in housing stress more to spend on food, their
health and getting on with life in their local community.
A plan to end homelessness
The number of people experiencing homelessness is growing every year because of the shortage
of affordable housing. This lack of access to affordable housing is a major concern for older
people, who are being into homelessness at record-high rates – at a time in their lives when they
need stability more than ever.
People who are homeless need safe secure homes to help them get back on their feet. Being
stuck indefinitely in temporary emergency accommodation is not the answer.
We need a plan to end homelessness that tackles the causes of homelessness, including the lack
of affordable housing, poverty, and family violence. We also need funding and support to rehouse
people who are homeless, helping them keep a roof over their head.
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Conclusion
This year’s Rental Affordability Snapshot shows that the private rental market is failing people on
low incomes. Some people may have shelter or accommodation, but there is very little on the
market that could be a place to call home.
The key to making housing more affordable lies in two factors: making sure everyone has a
decent income, and providing enough affordable rentals for the people who need them.
It is clear that we must invest in affordable housing. The shortfall of affordable rentals in our
region must be tackled. The sobering results of this Snapshot show that this investment is truly
urgent.
ac.care is also calling for an increase to the rate of JobSeeker and other payments. This will help
people on the lowest incomes find a secure home.
We also need to give more support to renters, and make a real plan to tackle homelessness.
Nobody should be forced to make impossible sacrifices just to keep a roof over their head. It’s
time to take real action, and make sure that everyone can have place to call home.

i

Phillips, B. and Narayanan, V. (2021) Financial Stress and Social Security Settings in Australia. Australian National
University Centre for Social Research and Methods.
ii
Australian Housing and Urban Research Institute (2018) Social housing as infrastructure: an investment pathway.
See Appendix 4.
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Snapshot: Anglicare Willochra – North & West Country
SA
Introduction
Anglicare Willochra is the caring and welfare arm of the Anglican Diocese of Willochra, a large rural
diocese covering a diversity of communities across 900,000 square kilometres of rural and regional
South Australia. With a concern for the welfare of rural people, Anglicare Willochra partners with
ministry groups in the Diocese, and with AnglicareSA to find ways to be ‘good neighbours’ within
our communities.
The 2020 Willochra Rental Affordability Snapshot surveyed private rental properties across the
Willochra Diocese, focusing on the larger towns and regional centres within the area - the regional
cities of Whyalla, Port Augusta and Port Pirie, the mining township of Roxby Downs and the Copper
Coast LGA.
In our analysis we have focused on two areas in particular, the regional city of Whyalla and the
'Copper Coast LGA' comprising the rural townships of Kadina, Wallaroo and Moonta.

Methodology
Every year Anglicare Willochra tests if it is possible for people on low incomes to rent a home in the
private market. We do this by taking a snapshot of the properties listed for rent on realestate.com.au
on one weekend in March or April. We then assess whether each property is affordable and suitable
for fourteen types of households on low incomes.
Those households are:
 single people receiving the Disability Support Pension, Youth Allowance, JobSeeker and
the Age Pension, or earning minimum wage
 single parents receiving the Parenting Payment or earning the minimum wage
 couples without children on the Age Pension, and
 couples with children on JobSeeker, Parenting Payment, earning the minimum wage, or a
combination of these income sources.
To test whether a listing is affordable, we calculate the income for our household types using
government data. We use these figures to calculate the maximum affordable rent for each
household type, and compare that against listed properties that are suitable for each household
type. The Snapshot follows the internationally accepted benchmark that rent needs to be no more
than 30 percent of a household budget to be affordable for people on low incomes.

Findings
On the Snapshot weekend of 26 March 2021, 136 private rentals were advertised for rent across
our region. The findings are available at Table 1.
In reading the results it’s important to remember that while a property could be affordable and
appropriate for more than one household type, any individual property can only be rented out by
one household type at any time.
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Table 1: Rental Affordability, North & West Country SA, by household type and percentage
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Discussion
Across our region, as is the case across Australia, renters on low incomes are being left behind
and forgotten in the narrative of economic recovery.
Rents are less affordable than ever. Yet as our Snapshot was being taken, the support that had
been given to renters at the height of the pandemic was starting to fall away. In South Australia,
people in hardship have been given the right to defer their rental payments. They have also been
protected by an eviction moratorium to ensure they aren’t punished for deferring payments. These
arrangements will soon expire on 31 May 2021. Some renters have found themselves tens of
thousands of dollars in rental arrears. If they can’t afford to repay their landlords, they face the very
real prospect of eviction. On top of it all, cuts to JobSeeker, Youth Allowance and other payments
came into effect at the beginning of April.
Put simply, renters on low incomes are facing the perfect storm as incomes reduce and protections
disappear. The private rental market continues to fail them, especially if they are out of work. The
new rate of JobSeeker, which has been framed as an increase, has had no impact on affordability.
People on income support, especially those who are out of work, have few options. We found no
rentals that that were affordable for a person on the JobSeeker payment. This includes
sharehouses. The shortage of affordable rentals will condemn people to make difficult decisions to
keep a roof over their head.
Families out of work are also facing a dire situation. Single parents out of work, for example, can
afford just three rentals (two percent) across the region. This helps explain why the rate of
JobSeeker is such a critical factor in child poverty – one in six children now lives in poverty, with
those growing up in households that depend on JobSeeker at much greater risk.i
This year’s results again show how brutal the rental market is for young people. We found that a
person on Youth Allowance cannot afford any rentals, including sharehouses. Youth Allowance is
the lowest of all government payments, and year after year, we find young people are at the bottom
of the affordability ladder.
People with disabilities face unique challenges in this market. Some will find that the rentals listed
in this Snapshot don’t meet their needs, and for many people, the Disability Support Pension is too
low to allow them to rent a home that does. A person on the Disability Support Pension could afford
three percent of rentals at the time of our Snapshot.
The most generous of government payments is the Age Pension. Yet for a person on the Age
Pension will find just three percent of affordable listings left to compete for.
All of this is a wake-up call. What this Snapshot shows is that finding an affordable home in the
private rental market is complete fiction for people on low incomes. It is part time for action to make
housing more affordable.
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Policy Implications
Raising the rate of payments for people on the lowest incomes
Across our region, people out of work depend on JobSeeker and other payments to get by. Many
are likely to be renting, yet this Snapshot shows that the payment is so low that it is trapping
people in poverty and housing stress. Cuts to the payment were being phased in right as this
Snapshot was being taken, with all of the additional support provided during the pandemic now
falling away. The new rate of JobSeeker, introduced from 31 March 2021, has not made a dent
on affordability.
Raising the rate of JobSeeker and related payments above the poverty line will give badly needed
relief to the people on the lowest incomes. It will allow them to afford the essentials they need to
live their lives, and plan for their futures. Most importantly, it will give more people the benefits of
a secure home.
More affordable rental homes
We are facing a major shortfall of affordable homes. The Australian Housing and Urban Research
Institute has shown we that we have a shortfall of 33,400 social and affordable rentals across
South Australia. By 2036, that number is expected to grow to 49,900.ii
With the private rental market failing so many people, we must invest in homes for people those
need them most. Ending our affordable housing shortfall would be the most powerful way to
tackle the rental crisis – and boost our regional economy. The Federal and State governments
must work together end this shortfall.
More support for renters
Commonwealth Rent Assistance is meant to help people on low incomes to afford their rent. But it
has failed to keep pace with the cost of renting, which has been skyrocketing.
It means that people on low and middle incomes are paying so much in rent they can’t meet basic
costs like decent food and medical expenses. And for people on some government income
payments, like Youth Allowance and Newstart, it doesn’t kick in until their rent is already causing
serious financial stress.
We need to reform and increase Commonwealth Rent Assistance so that it works for people
struggling to pay the rent. That will give people in housing stress more to spend on food, their
health and getting on with life in their local community.
A plan to end homelessness
The number of people experiencing homelessness is growing every year because of the shortage
of affordable housing. This lack of access to affordable housing is a major concern for older
people, who are being into homelessness at record-high rates – at a time in their lives when they
need stability more than ever.
People who are homeless need safe secure homes to help them get back on their feet. Being
stuck indefinitely in temporary emergency accommodation is not the answer.
We need a plan to end homelessness that tackles the causes of homelessness, including the lack
of affordable housing, poverty, and family violence. We also need funding and support to rehouse
people who are homeless, helping them keep a roof over their head.
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Conclusion
This year’s Rental Affordability Snapshot shows that the private rental market is failing people on
low incomes. Some people may have shelter or accommodation, but there is very little on the
market that could be a place to call home.
The key to making housing more affordable lies in two factors: making sure everyone has a
decent income, and providing enough affordable rentals for the people who need them.
It is clear that we must invest in affordable housing. The shortfall of affordable rentals in our
region must be tackled. The sobering results of this Snapshot show that this investment is truly
urgent.
Anglicare Willochra is also calling for an increase to the rate of JobSeeker and other payments.
This will help people on the lowest incomes find a secure home.
We also need to give more support to renters, and make a real plan to tackle homelessness.
Nobody should be forced to make impossible sacrifices just to keep a roof over their head. It’s
time to take real action, and make sure that everyone can have place to call home.

i

Phillips, B. and Narayanan, V. (2021) Financial Stress and Social Security Settings in Australia. Australian National
University Centre for Social Research and Methods.
ii
Australian Housing and Urban Research Institute (2018) Social housing as infrastructure: an investment pathway.
See Appendix 4.
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2021 Rental Affordability Snapshot: Adelaide
Metropolitan Region
Prepared for AnglicareSA and Anglicare Australia by Ian Goodwin-Smith, The Australian Alliance
for Social Enterprise, University of South Australia, April 2021

Introduction
The AnglicareSA Rental Affordability Snapshot was undertaken in conjunction with The Australian
Alliance for Social Enterprise at the University of South Australia. The snapshot surveyed rental
properties available in the Adelaide area on 26 March 2021. The survey used rental listings on
realestate.com.au.
Properties were assessed for affordability and appropriateness for a number of different household
types and incomes. This survey defined an affordable rental as one which took up less than 30%
of the household’s income. The 30% benchmark is commonly used as an indicator of ‘housing
stress’ among low income households.
We assessed how many properties would be affordable for each of the household types listed in
the findings section of this report. The only income sources taken into account were the household’s
main income support payment or minimum wage and Family Tax Benefit. Other allowances the
household might receive (e.g. Mobility Allowance, electricity supplements) were not included.
Commonwealth rent assistance was included as income for the purpose of calculations. We then
ran a second analysis incorporating Coronavirus Supplement increases to payments.
Data were disaggregated to separate listings of appropriate and affordable properties.
Appropriateness for properties was assessed on the basis of the number of the bedrooms in relation
to the number of occupants. For a property to be considered suitable, it was required to be
affordable and appropriate.

Findings
This Rental Affordability Snapshot shows the number of affordable and appropriate homes for rent
for people on low income on 26 March 2020.
On the day of the snapshot, 1788 private rentals were advertised for rent in Adelaide. While a
property could be affordable and appropriate for more than one household type, any individual
property can only be rented out by one household type at any time. Accordingly, we found that:


40 individual properties were suitable for at least one household type living on income
support payments without placing them in housing stress.



497 individual properties were suitable for at least one household type living on minimum
wage without placing them in housing stress.
1

Table 1 demonstrates that, on the day of the snapshot, 40 appropriate and affordable houses were
available for rent by households on income support payment. This was equivalent to 2% of the
rental market. 497 appropriate and affordable houses were available to rent in the aggregate for
households on a minimum wage. This was equivalent to 28% of the rental market. The headline
figures of affordable and appropriate houses indicate approximately a halving of available
properties since 2020 (with 40 appropriate and affordable houses for households on income
support payment and 497 appropriate and affordable houses for households on a minimum wage,
compared to 82 and 941 properties respectively for 2020, without any application of Coronavirus
supplements).
Appropriate and affordable rental accommodation was in extremely short supply for households on
income support as a whole category, but the property availability figures were lower than the
aggregate figure of 3.5% for each household type analysed. Disaggregating the figures for
household type, 1% of properties were available at the time of the snapshot for couples on
JobSeeker allowance with 2 children, and 2% of properties were available for couples on the Age
Pension with no children. 0% of properties (and in 4 out of 7 categories, no actual properties) were
affordable and appropriate at the time of the snapshot for the other 7 household types reliant on
income support as the primary income (where households consisted of single people on the Age
Pension, Disability Support Pension, JobSeeker Allowance or Youth Allowance, and also single
parents with children).
Similarly, disaggregated figures for households on the minimum wage revealed 1% of the rental
market being available as affordable and appropriate housing for a single person on the minimum
wage at the time of the snapshot. Figures were more favourable for families with 2 children receiving
the minimum wage (with between 3% and 27% of houses being affordable and appropriate,
depending on family category).
This survey does not consider suitability of properties in regard to physical accessibility, nor does
it account for suitability of neighbourhood or region. An additional stressor which is not addressed
in this snapshot is that of bond payments.

2

Table 1: Adelaide metropolitan region rental affordability by household type and
percentage
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Discussion
As with previous Rental Affordability Snapshots, access to appropriate and affordable rental
accommodation was in extremely short supply for households on income support as a whole
category on the day of data collection, and the property availability figures were lower than the
aggregate figure for each household type analysed. The headline figures of affordable and
appropriate houses indicate approximately a halving of available properties since 2020.

Policy Implications
Over the 12 years of the Anglicare Rental Affordability Snapshot, AnglicareSA has shown
repeatedly that housing unaffordability is at crisis levels for people living on low incomes across the
Adelaide area. Action must be taken with a coordinated, systemic and broad approach to
addressing housing affordability, growing the supply of social and affordable housing, and reforming
the current tax and transfer system to support lower cost housing.

Conclusion
This snapshot assessed the degree of access to the housing rental market for 13 household types
on 26 March 2021, when housing was assessed against criteria for affordability and
appropriateness. All disaggregated household types reliant on income support payments had
access to less than 2% of the rental market, with seven household types having access to 0% of
the rental market at the time that the snapshot was taken.
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Anglicare’s experience in housing
services and advocacy
Anglicare Tasmania is a large community service
organisation in Tasmania with offices in Hobart,
Glenorchy, Launceston, St Helens, Devonport,
Burnie, Sorell and Zeehan and a range of programs
in rural areas. Anglicare’s services include crisis,
short-term and long-term accommodation support;
NDIS disability and mental health services; support
services following a motor vehicle accident; aged
and home care services; alcohol and other drug
services; financial and gambling counselling;
and child, youth and family support. In addition,
Anglicare’s Social Action and Research Centre
(SARC) conducts research, policy and advocacy
with a focus on issues affecting Tasmanians on low
incomes who are disadvantaged or vulnerable.
Anglicare Tasmania is committed to achieving
social justice for all Tasmanians. It is our mission to
speak out against poverty and injustice and offer
decision-makers alternative solutions to help build
a more just society. We provide opportunities for
people in need to reach their full potential through
our services, staff, research and advocacy.

Anglicare delivers a range of housing services
including Housing Connect (assistance with crisis
accommodation, bond and rent for private rentals
and applications for public or social housing);
long-term communal or independent housing for
people on a low income including some options
for age-specific cohorts; three youth foyer services
and crisis accommodation.
Every year since 2007, SARC has analysed the
rental market across Tasmania for the Rental
Affordability Snapshot. We have also conducted
in-depth research into particular accommodation
challenges for people with mental ill health (Pryor
2011), youth homelessness (Pryor 2014), the need
for stable housing and care for unaccompanied
homeless children (Robinson 2017, 2020) and stable
housing and support to expedite family reunification
within the Child Safety System (Fidler 2018).
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Key findings
The Rental Affordability Snapshot has run annually
since 2007, when Anglicare Tasmania first tested
whether it was possible for people on low incomes
to afford to rent a home in the private rental market.
The Snapshot looks at all properties listed for rent
on realeastate.com.au and gumtree.com.au on a
weekend at the end of March every year.

We then assess whether each property is affordable
and appropriate for 14 types of households on low
incomes, including young people, single parents,
working families, older people and those dependent
on Centrelink benefits. For more details on our
methodology, please see our FAQ (p. 19).

Availability
In 2021, there were 729 properties listed for rent
across Tasmania on the Snapshot weekend. This is a
43% reduction since the same time last year, and a
73% reduction since 2013.

Figure 1: Housing supply in the Tasmanian private rental market, 2013–2021
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Affordability
The average statewide rental price per week
was $425, an increase of 23% since 2019, which
is unaffordable for 13 out of our 14 household
types. This amount is only affordable for families
with two fulltime minimum wage earners.
There were 16 affordable and appropriate
properties across the state for a couple on the
Age Pension, but a single person on Age or
Disability income supports would find very little
unless they were willing to live in a sharehouse.
Families with children had no options in the
South and few options anywhere with more than
two bedrooms. A single person on Jobseeker
could afford just three of the 106 sharehouse
places on offer and, as has been the case since
2016, a person receiving Youth Allowance could
afford nothing.
Those who received the equivalent of the
fulltime minimum wage did better, with up
to 19% of properties (n=138) affordable and
appropriate for a family with two wage-earners.
This decreases to 6% (n=45) when only one
parent is in the workforce and the other receives
Parenting Payment, and decreases again to just
2% (n=17) for a single parent.

Cohort

Young people

Household type

Income type

Number
affordable and
appropriate

Percentage
affordable and
appropriate

Number
properties
by region

Single
(aged over 18)

Youth Allowance

0

0

South: 0
North: 0
North West: 0

Single
(in a share house)

Youth Allowance

0

0

South: 0
North: 0
North West: 0

Single

Jobseeker
Allowance

3

<1

South: 1
North: 2
North West: 0

Single
(aged over 21)

Disability Support
Pension

2

<1

South: 0
North: 0
North West: 2

Single

Minimum wage

71

10

South: 30
North: 19
North West: 22

Single

Age Pension

42

6

South: 47
North: 34
North West: 24

Couple (no children)

Age Pension

16

2

South: 3
North: 17
North West: 17

Single adults

Older people

6

Cohort

Single parents

Couples with
children

Household type

Income type

Number
affordable and
appropriate

Percentage
affordable and
appropriate

Number
properties
by region

Single, one child
(aged over 8)

Jobseeker Allowance
+ Family Tax Benefit
A and B

1

<1

South: 0
North: 0
North West: 1

Single, one child
(aged less than 5)

Parenting Payment
Single + Family Tax
Benefit A and B

6

<1

South: 0
North: 2
North West: 4

Single, two children
(one aged less than 5,
one aged less than 10)

Parenting Payment
Single + Family Tax
Benefit A and B

5

<1

South: 0
North: 0
North West: 5

Single, two children
(one aged less than 5,
one aged less than 10)

Minimum wage +
Family Tax Benefit A
and B

68

5

South: 8
North: 24
North West: 36

Couple, two children
(one aged less than 5,
one aged less than 10)

Jobseeker Allowance
(both adults) +
Family Tax Benefit A
and B

14

1

South: 1
North: 2
North West: 11

Couple, two children
(one aged less than 5,
one aged less than 10)

Minimum wage +
Parenting Payment
(partnered) +
Family Tax Benefit A
and B

103

8

South: 12
North: 46
North West: 45

Couple, two children
(one aged less than 5,
one aged less than 10)

Minimum wage
+ Family Tax
Benefit A

254

20

South: 76
North: 105
North West: 73
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Regional analysis
South
In 2020, the Southern market was affected
by COVID-related travel restrictions, which
returned numerous Airbnb listings and
international student sharehouses to the rental
market. This respite would appear to be over.
There were 433 properties advertised as available
to rent in the South of the state in 2021. This
was almost identical to the 2019 figure (434),
showing there has been no increase in available
stock. Supply in the South has decreased by
two-thirds since 2013, when there were 1304
properties available.

Affordability
According to our data, the average asking price
in the South was $467 per week, which is out of
reach of all our household types.
Of our households on income support payments,
only those who could live in a sharehouse could
find an affordable property.

There were 12 sharehouses priced within reach
of a person on Age or Disability Pension, and
just one that was affordable for a person on
Jobseeker. As has been the case since 2016,
there were no affordable properties for people on
Youth Allowance.
People with children who are on income support,
who require at least two bedrooms, could find
nothing affordable.
For those who were employed full time on the
minimum wage, there were some affordable
properties. A single person could choose from
30 sharehouses, but could not afford an individual
unit. A couple with children, looking for at least
3 bedrooms, could choose from 52 properties,
provided both parents were working (still only
12% of the total number of listings). A working
single parent, however, could not afford any of
the larger properties, and only six 2-bedroom
properties, some of which were in regional
locations like the East Coast.

Figure 2: Effect of COVID-19 on supply in the
Southern rental market
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North
Availability

Affordability

The North of the state has experienced a dramatic decline in the number of available
properties. In 2021 there were only 209 properties available, just over half the number
in 2020 and a reduction of nearly 75% since 2013. This shows that lack of housing
supply is not merely a Hobart problem, but extends to the Launceston area as well.

The average rental cost of properties in the North
was $391 per week. This is unaffordable for all
income support households and many minimum
wage households.
Of those properties affordable for people on income
support payments, there were a few flats and units,
but the majority were sharehouses. A person on Age
or Disability Pension would have 14 sharehouses to
choose from, but a person on Jobseeker could only
afford two of these. A couple on the Age Pension
would have 5 flats and bedsits to choose from. And,
as has been the case since 2016, a person on Youth
Allowance could afford nothing.

Figure 3: Housing supply in the North, 2013–2021
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There was just one 2-bedroom property affordable
for a single parent with one child on Parenting
Payment – a converted garage. There were no
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A single person earning minimum wage could afford
19 properties, mostly sharehouses.
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North West
Availability

Affordability

There were only 87 properties advertised as
available for rent in the North West in our data
this year. This is a reduction of nearly 40% from
last year, which was itself a loss of nearly 50%
from 2019. In total, since 2013 housing supply
in the North West has shrunk by 84%.

The North West is traditionally the most affordable
housing market in Tasmania, and this is still true to a
certain extent. The average weekly price, $294, was
significantly lower than either the South or North.
However, the extreme lack of supply is likely to
result in intense competition for properties.

Figure 4: Housing supply in the North West, 2013–2021

There were 18 sharehouse rooms advertised, 14 of
which would be affordable for a person on Age or
Disability Pension. However, all of them would be
too expensive for a person on Jobseeker to maintain
a reasonable standard of living. As has been the
case since 2016, there was nothing affordable for a
person on Youth Allowance.
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The North West was the only region in which there
were 3-bedroom properties that were affordable for
people on income support benefits. However, there
were just four of these, three in Burnie and one in
Zeehan. A single parent looking for two bedrooms
could afford one property in Penguin and a few in
Zeehan, but only if their child was under eight years
of age. A single parent with an older child must
transfer to Jobseeker, a lower rate of payment which
renders them unable to afford anything outside of
the West Coast.
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For people on a fulltime minimum wage, the North
West provides a comparatively reasonable number
of options. A couple with children looking for 3
bedrooms could afford 33 properties, fully 38% of
the market, dropping to 22 properties if only one
parent was working. A single parent, however, could
only afford nine of these.
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Meet
Belinda

3

Belinda can afford to pay $102 a week in rent.

There were three properties she could afford,
all of them sharehouses. None were on the
North West Coast.
Two of these sharehouses were advertised as suitable for
students and may not accept a person looking for work.
The other specified a ‘studying or employed’ person. It is
not uncommon for advertisements to imply that unemployed
people are not welcome.
After her lease was not renewed, the only property Belinda could
find close to family and friends cost 80% of her weekly income.
Her only other option was homelessness. She hopes to get
financial help from her family, but it is unlikely she will be able
to stay in her current rental for long.
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45 years old
On Jobseeker
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Meet Michelle
and Hannah
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87

• Michelle, single mother
• Receives Disability Pension
• Daughter Hannah, 18, has
applied for Youth Allowance
• Lives in the North
• Currently homeless

729

Michelle can afford $160 a week in rent, after costs associated
with her medical condition have been paid. It is unclear how
much Hannah’s Youth Allowance will add to that budget.

In Tasmania there was only one 2-bedroom
house Michelle could afford — located in Zeehan.
The cheapest 2-bedroom property in the North
was a $250 unit in George Town.
Michelle and Hannah are currently couch-surfing between
family members and friends and sleeping in their car. They
are becoming increasingly depressed and are experiencing
considerable stress, especially with winter approaching.
Michelle has applied for the NDIS but the process takes
a long time to complete.

433
LIS

GS
TIN

0%

12

Total properties statewide
Total affordable and
appropriate statewide

5%

LIS

TIN G

09

0%

LISTI N G

S

4

2

Natalie, single mother
Jake, 16, cognitive disabilities
Georgia, 11
Natalie receives Carer Pension
to look after Jake
• Live in Sorell
• Currently homeless
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•
•
•
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Meet Natalie,
Jake and Georgia

Natalie can afford to pay about $260 a week in rent.

There are four properties in the state that are
affordable and appropriate for Natalie and her
family. However, all are on the North West Coast.
Natalie is currently paying $350 a week to stay in a motel. Living
conditions are cramped and unsuitable for her son’s disabilities.
The family feels unsafe and cannot afford adequate meals.
Natalie is on the public housing waiting list as a priority case. She
cannot move to another area of the state because of her son’s
attendance at a special school. Both her son’s condition and her
own mental health are suffering under her current circumstances.
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Meet Ben,
Olivia and Ava
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Ben is on Jobseeker
Olivia has just had their first child, Ava
Located in Launceston
Currently living in a one-bedroom unit
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Ben and Olivia can afford $265 a week in rent.

There are 18 properties that are appropriate
and affordable for this family, mostly in the
North West.
Ben and Olivia lost their jobs following the COVID-19 pandemic.
They find it difficult living with a new baby in a small, cramped
unit. Their current property also has outstanding maintenance
issues that have not been addressed by the landlord.
The family includes a pet cat and they have added a pet
resume to their rental applications. Although there is improving
awareness around the issue of pets in the rental market, it is still
very common to find advertisements that specify no pets.
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Sharon can afford about $300 a week in rent.

There are 17 properties that are appropriate and
affordable for this family, and an additional 26 if
the girls are willing to share a bedroom.
Sharon and her family have safety concerns due to a violent
ex-partner being released from prison. They need to move
to a new address urgently, but Sharon’s work hours leave her
little time to house-hunt.
The family cannot move out of Devonport due to work and school
commitments, but the extreme lack of housing stock in the North
West means there are very few options in any specific location.
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• Sharon works fulltime on the minimum wage
• Her daughters Sarah and Jessie are teenagers
• Live in Devonport

729
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Meet Sharon,
Sarah and Jessie
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• Aged in his 70s
• Receives Age Pension
• Lives in Hobart
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Meet Henry

Henry can afford $160 a week in rent.

There are 42 properties classified as
appropriate and affordable for Henry,
but all of them are sharehouses.
Henry has lived in his current unit for nearly 20 years, but his lease
will not be renewed. He is unfamiliar with the technology used for
online advertisements and applications and finds the experience
stressful and embarrassing.
Many sharehouses are unsuitable for older people who may have
no experience of this kind of living and prefer a quieter lifestyle.
However, without additional income from other sources, Age
pensioners cannot afford most stand-alone properties.
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Discussion
The most concerning findings in this year’s
Snapshot are the dramatic decreases in advertised
properties in the North and North West. We are
accustomed to thinking of these areas as cheaper
than Hobart, which is still true to a certain extent.
However while Launceston, Devonport and Burnie
may not have the same concentration of “prestige”
suburbs as Hobart, the lack of supply in these areas
is putting upward pressure on prices. The average
Snapshot price of a property in the North has risen
from $339 in 2019 to $391 in 2021, an increase of
15%, and in the North West from $250 to $294 (an
increase of 18%).
The Real Estate Institute of Tasmania says the
second half of 2020 saw a ‘rush of activity’ from
mainlanders and expat Tasmanians looking to buy
in Tasmania, and calls housing stock shortages
‘dire’.1 Estate agents have called the level of
demand in 2021 ‘chaotic’ and ‘worrying’.2 However
the demand is predominantly from owneroccupiers; sales to investors (i.e., prospective
landlords) have decreased by 43% since 2018.3

1
2
3
4

Heavy competition for homes keeps more
middle-income people in the private rental
market for longer, squeezing out low-income
people who meanwhile face long waiting lists
for public and social housing.
Those who cannot secure an affordable property
to rent either become homeless or are forced to
accept an unaffordable property. In reality, living
in rental stress is the norm for many low-income
households in Tasmania. From 2016 to 2019,
the proportion of households receiving
Commonwealth Rent Assistance in Tasmania
who were paying over a third of their income
in rent hovered just under 30%.4 In 2020, this
figure dropped to 19%, which can be attributed
to the Coronavirus Supplement paid to people
on Centrelink benefits in this period. With the
end of the Supplement on March 31st 2021,
it can be expected that once again people on
low incomes will be paying more than they can
afford in rent.

https://reit.com.au/Portals/24/resources/media-releases/December%202020%20Media%20Release.pdf?ver=2021-02-10-145012-903
https://www.realestate.com.au/news/hobart-home-values-continue-to-climb-in-chaotic-market/?rsf=syn:news:nca:tm:spa
Op cit
https://www.pc.gov.au/research/ongoing/report-on-government-services/2021/housing-and-homelessness
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The social housing system is intended to provide a
failsafe for people who cannot be accommodated in
the private system. As of December 2020, there were
3813 active applications for public and social housing
in Tasmania, and priority applicants were waiting an
average of 54 weeks to be housed.5 However, the
findings of the Rental Affordability Snapshot show
that for some groups of people, public and social
housing is the only affordable option.
To accommodate these people, Tasmania needs
an estimated 11,400 new social housing properties,
according to data produced for Homelessness
Australia.6 The current stage of the Tasmanian
Government’s Affordable Housing Strategy aims to
provide 1155 social housing properties by 2023, just
10% of what is needed.7
All stakeholders, and all sides of government,
agree that affordable housing is one of the most
important, and most intractable, issues currently
facing Tasmania. To date the State Government has
been unable to address the consistent trend seen
in the Rental Affordability Snapshot over the past
nine years. Without serious action on this topic,
we will see more hardship in our community as
families struggle to avoid homelessness, and more
homelessness itself.

5 https://www.health.tas.gov.au/humanservicesstats/human_services_dashboard
6 https://everybodyshome.com.au/heat-maps/
7 https://www.communities.tas.gov.au/__data/assets/pdf_file/0027/31698/TAH_Action-Plan-2019-2023.pdf
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Recommendations
To alleviate the effects of the current private rental market, Anglicare
Tasmania recommends that the State Government should:

1
2

Significantly invest in the construction of social housing;
Commit to a target of 10% of all Tasmanian dwellings
to be affordable social housing;

3

Review and reform the Residential Tenancy Act 197 to
ensure tenants are not evicted into homelessness; and

4

Develop a comprehensive Tasmanian Housing Strategy,
as outlined in PESRAC recommendation 32.8

We also call on the Federal Government to increase the rate of the
Jobseeker payment to a level that allows Australians to live with dignity.

8 https://www.pesrac.tas.gov.au/reports
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Appendix: FAQ
What sort of properties are counted in the
Rental Affordability Snapshot?
We count houses, units, flats, bedsit/studios
and rooms in sharehouse that are advertised
for long-term rental (at least 6 months). We
do not count boarding houses, caravan parks,
holiday accommodation, retirement villages,
student accommodation run by UTAS or other
educational institutions, or backpacker/fruitpicker
accommodation. Sharehouses must offer private
individual rooms, not just a bed in a shared room.
Accommodation that asks for farm work, childcare
etc instead of or in addition to monetary rent is
not counted.

Where are these properties advertised?
We get our properties from two sources: realestate.
com.au and gumtree.com.au. Care is taken to ensure
properties are not counted twice due to being
advertised on both platforms.

What does ‘affordable’ mean?
For lower-income people, a property is affordable
if no more than 30% of income is spent on rent. This
is a widely-recognised, internationally accepted
standard that leaves sufficient income for a
reasonable standard of living.

What does ‘appropriate’ mean?
An appropriate property has enough bedrooms for
the whole household (one bedroom for a single or
couple, two bedrooms for a single or couple with
one child, 3 bedrooms if there are two children).
In addition, it is not considered appropriate for a
person on DSP to live in a sharehouse, in recognition
of the fact that some disabled people have special
needs that cannot be easily accommodated in a
sharehouse. We realise this is not the case for all
disabled people and that many would choose or
prefer this style of living. (To see what is available
when sharehouses are counted in, please refer to
the ‘Single on Age Pension’ cohort, as the two have
the same income.)

Why are sharehouses counted separately for
people on Youth Allowance?
People on Youth Allowance receive a different
amount of Commonwealth Rent Assistance
depending on whether they live in a sharehouse.

Aren’t sharehouses just for students?
Can anyone live in a sharehouse?
In response to Tasmania’s tight rental market,
sharehouses have become increasingly common
(15% of all listings in 2021, up from 9% in 2014). It is
true, however, that many sharehouses are designed
and set up for students. Others ask for specific
genders, ethnicities or religions. Other requirements
observed during RAS include vegetarian, animal
lover, LGBTQ-friendly, and marijuana-friendly. In
general we have included all sharehouses no matter
their requirements.

Rental Affordability Snapshot 2021: Anglicare Victoria
– Victorian rental market
Introduction
Anglicare Victoria’s 2021 Rental Affordability Snapshot (RAS) was conducted as part of the
national Snapshot undertaken by Anglicare Australia. The Snapshot is an annual survey of the
affordability of rental properties for people living on low incomes in Victoria. This is the eleventh
consecutive snapshot conducted in Victoria.
The aim of the Snapshot is to learn what proportion of advertised rental properties are both
affordable and have enough bedrooms to enable individuals and families to avoid overcrowding.
The affordability of housing was calculated for individuals and families subsisting on the minimum
wage or a Commonwealth income support payment or pension. These individuals and families
make up much of Anglicare Victoria’s client base within our family support programs, family
violence services, alcohol-and-other-drug treatment programs, out-of-home-care services, and
other program areas. These are some of our society’s most vulnerable people.
Anglicare Victoria provides a range of services for children, youth and families across Victoria.
These include:
• Out-of-home care services for children and young people, and post-care support
• Family support services, including: family counselling, case management, and parenting
education
• Education programs for children and young people
• Emergency relief and financial counselling services
• Disability support services and respite
• Services for AOD, mental health and problem gambling support.
• Refugee and asylum seeker services
• Mentoring and volunteer programs

The data collection for the Snapshot this year took place on Saturday 27 March 2021. Data
comprised all rental listings advertised on realestate.com.au on that day.
The Snapshot defines an affordable rental as one that takes up less than 30 percent of a
household’s income. The 30 percent benchmark is commonly used as an indicator of housing stress
among low income households, and is widely accepted nationally and internationally.

Findings
The findings of the 2021 Snapshot highlight that low income earners, particularly those who rely
on income support, continue to be excluded from accessing affordable private rental housing.
(Table 1).
On the Snapshot weekend, 33,710 private rentals were advertised for rent in Victoria. This marks
an increase in the total number of listings of more than 70% compared to the 19,435 listings in the
Victorian Snapshot of 2020.
Of these properties advertised as available on 27 March 2021:
1



746 (2% of the total available) were suitable for at least one household type living on income
support payments without placing them in housing stress.



6,091 individual properties (18% of the total available) were suitable for at least one
household type living on minimum wage without placing them in housing stress.

746 (2%)

6091 (18%)

Table 1: Rental Affordability, Victoria, by household type and percentage, 2021

Total No of Properties

53

0.2%

20

0.1%

716
25

2.1%
0.1%

8

0%

93
93

0.3%
0.3%

0
0
0
5,862

0%
0%
0%
17.4%

251

0.7%

241
1,465

0.7%
4.3%

33,710

2

Continuing the trend of previous years, single people (with and without children) on income support
or pension continue to be the most disadvantaged group with very few of the properties affordable
and appropriate for these groups. The pattern extends to single people on minimum wage, who
have access to only 241 (0.7%) rental properties and single parents with two children who have
access to only 251 (0.7%) affordable and appropriate properties to rent across Victoria including
regional areas.
As seen in Table 2, most types of households are worse off in 2021 compared to last year although
there is a marginal increase for singles and couples on Age pension and for singles on disability
support pension. Affordability for couples with two children on Newstart allowance has declined this
year with a much lower proportion of properties accessible to this group.
Table 2: Change in affordability 2020-2021, Victoria
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27.6%

17.4%

-10.2%

2.6%

0.7%

-1.9%

0.9%

0.7%

-0.2%

5.2%

4.3%

-0.9%

Victorian post codes cover 31 Local Government Areas (LGAs) in Metropolitan Melbourne and 48
LGAs in regional Victoria. This year rental listings were available for all 31 Metropolitan LGAs.
3

There were 1,422 properties listed in regional Victoria and they were spread across 15 LGAs, with
the remaining 33 LGAs not listing a rental property as available on the day of the survey. This is a
marked departure from Snapshot results from last year, which indicated available rental properties
in all 48 regional LGAs.

Metropolitan Melbourne
Data for Metropolitan Melbourne captures listings from 31 LGAs including the Melbourne CBD.
Table 3: Rental Affordability, Victoria, Melbourne Metropolitan LGAs, 2021

Total No of Properties

31

0.1%

16

0%

600
16

1.9%
0%

6

0%

69
69
0
0
0
5137

0.2%
0.2%
0%
0%
0%
15.9%

148

0.5%

194
1169

0.6%
3.6%

32,288

The number of listings in Metro LGAs almost doubled from that of 2020. In metropolitan
Melbourne at total of 32,288 rental properties were listed. Of this:


614 individual properties (1.9% of the total available) were suitable for at least one
household type living on income support payments without placing them in housing stress.
This is an increase in affordability for this cohort of approximately twenty times compared to
4

2020 Snapshot data, nonetheless the rental market remains overwhelming unaffordable for
people on income support payments.


5,323 individual properties (16.5% of the total available) were suitable for at least one
household type living on minimum wage without placing them in housing stress.

The increased availability of rental properties did not result in more than a trivial increase in
affordability. Reflecting the same trend of previous years, households and singles on income
support continue to be locked out of the market in Metropolitan Melbourne. There is a similar pattern
for singles on the minimum wage. Singles on the minimum wage, and families where only one
partner is earning the minimum wage will struggle to find appropriate and affordable private rental
accommodation.

Regional Victoria
The number of vacant rental properties in regional Victoria underwent a dramatic decrease, with
less than half available compared to the 2020 Snapshot. Data for regional Victoria captures large
regional hubs such as Greater Geelong, Ballarat, Gippsland, Bendigo, Mildura, as well as smaller
rural/coastal locations. In total, Victoria has 48 regional and rural LGAs. This year, only 15 of the
48 regional LGAs had properties available for rental on the snapshot day. On Snapshot day in 2020,
rental properties were available in all 48.
In regional Victoria a total of 1,422 rental properties were listed. Of these:


132 individual properties (9.3% of the total available) were suitable for at least one
household type living on income support payments without placing them in housing stress.



768 individual properties (54% of the total available) were suitable for at least one household
type living on minimum wage without placing them in housing stress.

Table 4: Rental Affordability, Victoria, regional LGAs
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Total No of Properties

1,422

In regional Victoria affordable rental properties continue to be out of reach for most households on
income support. Singles on income support fared the worst with between 0.1% and 1.7% of
properties categorised as both affordable and appropriate (depending on income support payment
type). Couples on the Age Pension had the highest access with 8.2% of listed rentals classified as
affordable and appropriate.
Aside from the proportion of available properties which are affordable in regional areas being low,
this year the marked decrease in total listings has resulted in a situation whereby very few
affordable and appropriate houses are available for most households on income support.
Households on minimum wage fared better than households on income support. Families where
both partners were on the minimum wage had the greatest access to suitable housing with 51%
(725 properties) of the listed properties considered affordable and appropriate, though the
decrease in total listings in regional areas means that fewer properties were available to rent
compared to the 1,898 properties available to this household type in 2020.

Most affordable LGAs in Metropolitan Melbourne
Table 5 provides the ranking of most affordable LGAs in Metropolitan Melbourne for households
that rely on income support or pensions. The proportion of suitable listings was calculated based
on the unique number of properties that were affordable and appropriate for individuals or families
on income support.
The rate of affordability remains very low as in previous years, and highlights that people on income
support overwhelmingly do not have access to appropriate and affordable properties anywhere
within the boundaries of Metropolitan Melbourne.
In 2021, overall affordability has come down from 2020, with a lower proportion of houses affordable
in the top ten LGAs.

6

Table 5: Most affordable LGAs for households on income support in Metropolitan Melbourne

For people on income support, Frankston continues to be the most affordable; Monash has
improved in affordability with an increased proportion of houses affordable (2.8% in 2020 to 5.3%
in 2021).
Table 6 provides a ranking of the most affordable LGAs in Metropolitan Melbourne for households
where the primary source of income is the minimum wage.
Table 6: Most affordable LGAs for households on minimum wage in Metropolitan Melbourne

For people on minimum wage, Melton and Cardinia continue to be the most affordable LGAs.
Affordability shows a marginal increase in most of the top ten LGAs compared to 2020.

Most affordable LGAs in regional Victoria
Tables 7 and 8 provide a list of the most affordable LGAs in regional, rural and coastal LGAs for
households on income support and on minimum wage. This year, regional Victoria listed a very low
number of properties, less than half, compared to 2020. Only 15 of the 48 regional LGAs figured in
these listings. Within these LGAs, a very low number of unique properties were identified as
affordable to singles and families receiving income support or the minimum wage.
7

Table7: Most affordable LGAs for households on income support in regional Victoria

It is noteworthy that 9 of 10 most affordable LGAs for households on income support and minimum
wage from the 2020 Snapshot did not figure in this year’s list of top ten. Latrobe was the exception
in both groups. For households on income support Latrobe has advanced to position 3 from 9, but
with a reduced proportion of properties being affordable (31.3% of properties in 2020 to 20.7% in
2021). For households on minimum wage Latrobe retains position 8 with a reduced proportion of
properties affordable (78.1% of properties in 2020 to 54.3% in 2021).

Table 8: Most affordable LGAs for households on minimum wage in regional Victoria

Discussion
Anglicare Victoria has been involved in the Rental Affordability Snapshots since 2011. This year,
our 11th consecutive snapshot, presents a picture of the rental market that points to the continued
disadvantage faced by certain household types who have very limited access to affordable and
suitable homes.
The very low, and almost negligible proportion of housing available to households on income
support and on minimum wage is clear indicator of their continuing housing stress.
Metro to Regional exodus?
8

The snapshot this year presents a different picture to the previous snapshots in the number of
listings in Metro and regional areas. The overall number of listings has increased considerably in
Victoria, with 33,710 properties listed. This accounts for 44.4% of the national listings on the
snapshot day. (For a comparison, Victoria accounted for only 27.8% of the national listings in the
2020 snapshot).
Interestingly, the increase in listings is confined to the Metro LGAs, with a dramatic increase of
almost 3-fold in the Melbourne CBD area. In regional areas, the number of available properties
has decreased by more than 50% from last year’s. (Fig: 1 gives a 3-year comparison). This is almost
certainly attributable to the extended COVID-19 lockdown in the Melbourne Metro areas during
July-October 2020 that forced people to avoid the CBD for work, and which appears to have
resulted in many people re-locating to regional locations which were subject to more relaxed
restrictions on movement, gatherings and commerce. An additional factor which likely increased
the number of vacant rental properties in Metropolitan Melbourne (particularly the CBD) is the lack
of international students residing in Melbourne due to COVID-19-related travel restrictions.
However, this is likely a minor factor, as it would have impacted other Australian capital cities
equally (especially Sydney), and yet these cities did not see anywhere near as dramatic a rise in
vacant rental properties as Melbourne has.

Fig: 1 Total rental listings for Victoria - 2019-2021 snapshots

Table 9: Total number of rental property listings on snapshot day

Changes to Metro-Regional affordability
9

Historically, regional areas of Victoria had a markedly lower median weekly rent than metro areas,
and so were more affordable to low income households as evidenced in the snapshots of previous
years. The results of the 2021 snapshot - as highlighted in Figure 2 - indicate that this difference in
median weekly rent between metro and regional areas has narrowed significantly, owing to a large
decrease in median rent within metro areas, and a moderate increase in regional areas. Along with
the substantial decrease in total vacancies within regional areas, low-income families within
regional cities and towns will now have to contend with a more expensive rental market that has
markedly fewer properties available. It is too early to tell whether this situation will continue into
subsequent years following the COVID-19 pandemic, or if the regional-metro differences
observable in previous years will return mostly, or partially.
Fig: 2 Median weekly rent for Victoria - 2019-2021 snapshots

Affordable housing for women and children who have experienced family violence
Housing stress continues to be a problem for people and families on low incomes in Victoria, both
in Metro and regional areas. Anglicare Victoria is particularly concerned some of the more
vulnerable people within this cohort – women and children who have experienced family violence.
The unaffordability of appropriate housing for single parents on Jobseeker and Parenting Payments
would imply that a considerable number of women with children who are leaving family violence
situations are likely to experience significant housing stress. Single parents with children whose
primary source of income is the Parenting or Jobseeker Payments have affordable access to less
than 0.1% of the rental properties across Metropolitan Melbourne and 0.6% in regional Victoria.
This raises serious concerns about the safety of women and children who have experienced family
violence, in that economic dependence (which encompasses rental affordability) is a wellestablished reason that women remain in violent relationships.

Policy Implications
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1. Increase the rate of JobSeeker payments and youth allowance to prevent homelessness.
In the post-pandemic context, until the economy builds up to pre-pandemic levels, an ever
increasing number of Australians will be reliant on JobSeeker payments. In 2021, the cuts to
JobSeeker payments will push more Australians into poverty and housing stress. Increasing the
payments would improve affordable access to the rental market for households dependent on
income support as evidenced in the 2020 snapshot where the Coronavirus supplements were
shown to have a big impact on housing affordability. Measures of housing affordability, such as this
study, should inform Government decision-making about the rates of these payments and pensions
so that vulnerable people are not trapped in rental stress and other aspects of poverty.
2. Greater government investment in targeted social and public housing.
Given that individuals and families on low incomes have traditionally been locked out of the private
rental market, such a sharp decline in listed properties raises serious concerns. As such, all levels
of government need to consider alternative and creative solutions to the housing affordability crisis
for all segments of society, not just first home buyers. A huge increase in investment in public
housing, and other mechanisms to drive the availability of affordable housing to low income groups
(e.g. via social impact bonds) is desperately needed.
3. Ongoing work to ensure that parents and children leaving family violence have access to
dedicated, safe and affordable housing.
We call upon Governments to build and make available more public housing and other affordable
housing options for those people in our community who experience significant psychosocial
problems and cannot afford or sustain access to appropriate housing. As data from our previous
snapshots shows, an increase in payments is highly likely to address youth homelessness and
provide a safe home for survivors of domestic violence.

Conclusion
In summary, the 11th annual Rental Affordability Snapshot for Victoria highlights the continuing,
critical shortage of affordable housing options for low income earners, particularly those who rely
on income support. These groups continue to be excluded from accessing affordable housing
within the private rental market, and overwhelmingly, they have no other accessible housing
options. Families where both partners are earning the minimum wage are slightly better off, but
in general are locked out of large portions of the private rental market as well.
This year, the Melbourne CBD and Metro LGAs have an increased number of properties
available. This has not translated to affordability, as a major portion of the market remains out of
reach for most low income households. The proportion of properties which are affordable has
increased only marginally for most low income household types in the Metro areas, and has either
remained the same or decreased in regional areas and for the whole of Victoria.
Compounding this dynamic is the fact that, in regional areas that historically had higher
affordability rates compared to the Metro market, the number of available properties is now much
lower following the COVID-19 lockdown of 2020 and resultant exodus of many people from Metro
to regional areas.
Accordingly, across Victoria, but with an increased severity in regional areas, low income earners
in Victoria continue to be faced with a range of unacceptable choices, including paying more than
they can afford and/or living in demonstrably inappropriate housing for their needs.
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Rental Affordability Snapshot 2021
In 2021, Anglicare WA is more concerned than ever about thousands of
Western Australian tenants facing increased rental stress, eviction and
homelessness over the coming months. Affordability and availability are
significant issues, on a scale not seen since the mining boom a decade ago.
Anglicare WA conducts the Rental Affordability Snapshot each year to
develop a better understanding of how our rental market is changing and
the implications for Western Australians living on low incomes.
Those households are:
• Single people receiving the Disability Support Pension, Youth Allowance,
JobSeeker and the Age Pension, or earning minimum wage;
• Single parents receiving Parenting Payment or earning minimum wage;
• Couples without children on the Age Pension; and
• Couples with children on JobSeeker, Parenting Payment, earning the
minimum wage, or a combination of these income sources.
This year’s Snapshot captured the number of affordable and suitable homes
available for rent for people on low income on the weekend of 27-28 March
2021. It found 3,695 private rentals in the Perth Metro area, South West and
Great Southern, and the North West - roughly half the number of available
private rentals in last year’s Snapshot. A property was considered affordable
if it required less than 30% of a household’s income, and was considered
appropriate if it had an adequate number of bedrooms.
The Snapshot was taken just days before the end of the WA Government’s
12-month moratoria on rent increases and evictions as part of its COVID-19
economic response. Ordinary tenancy laws now apply again, with
the State Government confirming there are no plans to extend the moratoria.
Over the last year the rental market has significantly tightened with vacancy
rates of less than 1% and price rises for new tenancies. The end of the
moratoria has released pent up market demand that analysts expect will
see prices increase by at least 20% and increase the incentives for property

owners to raise rents or evict and re-let to new tenants. New rentals are
likely to be significantly more expensive or impossible to find.
Compounding this situation is the concurrent reduced incomes for many
households, with the end of both the Federal Government’s Coronavirus
Supplement (for those on JobSeeker and related payments) and the
JobKeeper wage subsidy program in March 2021. At the peak of this
temporary support in 2020, affordability increased significantly for those
eligible for payments. This reduction in income support is a significant factor
in lack of affordability.
In all, we expect the gap between incomes and housing costs to grow
for some of WA’s most vulnerable households and for a new cohort of
households as rental affordability decreases.

Highlights
• There are half as many private rentals available statewide compared to
the 2020 Snapshot. The South West has only 30% of last year’s number
of properties.
• Almost complete lack of affordable options for all low-income
households, particularly those that rely on Government benefits.
The North West remains completely unaffordable.
• Since last year’s Snapshot, median rents have increased:
• 16% in the Perth Metro area from $370 to $430;
• 12% in the South West and Great Southern from $330 to $370; and
• 17% in the North West incl Kimberley & Pilbara from $470 to $550.
• Last year’s Coronavirus Supplement increased affordability for many,
but without it they are now priced out of the rental market. People are
paying too much in rent, going without essentials like food or medicine,
or living in various forms of homelessness like sleeping rough, couch
surfing or overcrowding.

Perth Metro
Omar, JobSeeker Payment

Claudia, Parenting Payment

There was 1 property (<0.5%) in Perth
that he can afford. Couples on
JobSeeker could afford 16 properties.

She can afford 12 (<0.5%) of listed
properties.

Carol and Lynn, Age Pension

Grace, Minimum Wage

They can afford 2% of listed properties.

She can afford 2% of listed properties.
Down from 11% last year.

South West & Great Southern

North West (including Kimberley & Pilbara)

Kim, Disability Support Pension

Lisa and Ben, Minimum Wage &
Parenting Payment

They can afford 2 (1%) of the listed
properties.

They can afford 3% of the
listed properties.

The characters are composites of people’s stories who were surveyed for this Snapshot. The issues and quotes are real, but the names and details have been changed.

Perth Metro

Omar
Single, JobSeeker Payment
Omar lost his job in the COVID downturn. A year on he remains in unstable employment,
surviving between JobSeeker and casual ‘gig’ work. Omar had cut back expenditure to the
bare minimum, including foregoing health costs, and used the Coronavirus Supplement to
clear debts as best he could.

“The price hikes
themselves are ridiculous
- there needs to be some
sort of control on them”.

Omar has still not recovered financially, and his rent is increasing 20% just as the permanent
JobSeeker rate is set in place, well below the poverty line. Each fortnight, Omar has just
enough money for one week, and will rely on emergency food help for the second week.

As a single person on JobSeeker, Omar can afford to pay $100 maximum per week in rent.

0%
Perth Metro
properties are
affordable
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There was just 1 room (<0.5%) in a share house, in the whole of Perth, that was affordable for Omar.
By comparison, when the full Coronavirus Supplement for JobSeeker was in place Omar could at least afford
1% (51) of available properties as a single person. For couples on JobSeeker, the loss of the Coronavirus Supplement
made a significant difference. If the Supplement was still in place, 30% of properties would be affordable. Without it,
almost 0% (16 out of 3,228 available properties) were affordable this year.

Perth Metro
Claudia
Single parent with one child, Parenting Payment

Claudia and her young daughter have been living with her mum since her relationship
ended. It’s been well over a year and the situation is crowded and tense.
Claudia is looking for a permanent job and affordable childcare. She would like to
reduce stress by having a place of her own, but would struggle to pay for food,
clothes and baby items.

“Give me a chance...
It’s unfair for single parents
with children who also
deserve a home”.

Claudia can afford $200 per week for rent on Parenting Payment.

0%
Perth Metro
properties are
affordable

12 properties out of 3,228, less than 0.5% in the Perth Metro area are affordable and appropriate for
Claudia and her daughter.
She would have to pay 64% of her weekly income to afford the median rental of $430 a week.
When the full Coronavirus Supplement was in place, Claudia could afford 5% of properties.
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Perth Metro

Carol and Lynn
Couple, Age Pension
Through a combination of not being able to work through poor health and the
breakdown of previous relationships, neither Carol nor Lynn reached retirement
age with their own house or a substantial amount of superannuation.

“...I’ve moved 11 times
due to the whims of
the rental market”.

Rent comes out of their age pensions. It is a struggle to make ends meet with
what is left, particularly with their medical costs. They recently moved into an
acquaintance’s granny flat, but it is much smaller with an informal agreement and
no written lease. The lack of secure tenure and the risk of homelessness weigh
heavily on them.

2%
Perth Metro
properties are
affordable
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A couple on an Age Pension can afford $232 a week in rent.

2% of listed rental properties in the Perth Metro, or just 65 in total, are affordable for a couple on an
Age Pension.

Perth Metro
Grace
Single parent with two kids, Minimum Wage
Last year Grace was able to find an affordable rental, and was happy that she and
her kids were safe after years of violence and conflict with her ex-partner.
Grace has been very thankful for the rent freeze this past year as her fixed term
lease came to an end and she was moved on to a periodic lease. She is very aware
of the media speculation around rent hikes and landlords selling properties, which
makes her nervous.

2%
Perth Metro
properties are
affordable

“Eviction without
reason should not
be permitted”.

Grace can afford $309 per week in rent for her and her two kids.

There has been a steep decline in affordability for families like Grace’s; 2% of listed properties (down from
11% last year) are affordable and appropriate for a single parent earning minimum wage.
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South West & Great Southern
Kim
Single, Disability Support Pension

Kim is finally in community housing after 10 years on the social housing waitlist,
stuck between unstable share housing or sleeping in their car.
Breaking that cycle by finally getting into social housing has meant they can
focus on their health and wellbeing, even enjoying some hobbies and returning
to study part time.

“Without stable, affordable
housing everything else
falls apart”.

Kim can afford to spend $162 a week on rent.

1%
South West &
Great Southern
properties are
affordable
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2 properties (1%) out of 249 in the South West and Great Southern are affordable for Kim.
They would have to pay 70% of their weekly income to afford a median rental in the South West and Great Southern
of $330 a week.
Properties are much scarcer in these regions with just 30% of the number available in last year’s Snapshot.

North West including the Kimberley and Pilbara
Lisa and Ben
Couple, Minimum Wage and Parenting Payment
Lisa and Ben have been renting, but their dream is to save for a deposit to
buy their own home. Ben found work last year and things were looking up.
He was temporarily stood down on JobKeeper but is now full-time.
Unfortunately, their landlord has given them notice, saying his son needs
to move into the house. They are looking, but the few properties available
are completely unaffordable. Lisa and Ben considered leaving town but
it would mean Ben giving up his job, and rents do not look much better
anywhere else. They don’t know what will come next.

3%
North West
properties are
affordable

“House repayments are
often less than rent, but
as many people don’t
have a steady job (or a
deposit) owning a home
is out of reach”.

Lisa and Ben can afford $354 a week on rent.
The median rent in the North West increased dramatically from $470 per week in 2020 to $550 in 2021.

Only 3% of properties in the North West are affordable for Lisa and Ben.
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What can be done?
Urgent Financial Support for Tenants
What needs to change
Once families lose housing, they are much more vulnerable in their health, employment and social situation. We need expanded eligibility for the
State Government’s Residential Rent Relief Grants Scheme to allow access for more low-income households and other targeted rent relief to keep
people housed.

Permanently Increase JobSeeker and Related Payments
What needs to change
• The single biggest and simplest step to increasing affordability is adequate income support.
• We need the Federal Government to permanently increase rates of JobSeeker, Youth Allowance, Parenting Payment and other related payments
above the poverty line and increase Commonwealth Rent Assistance.
• We need to index allowances in line with wage movements at least twice per year.

Provide More Stable and Secure Tenancies
What needs to change
• We need the Residential Tenancies Act in WA (currently under review by the State Government) amended to include:
• A permanent ban on evictions for no reason.
• Extend legal protection to boarders and lodgers.
• Quick, fair and consistent dispute resolution between tenant and landlord.
• Protection from unreasonable and excessive rent increases.

Increase Housing Supply – Private, Public and Community
What needs to change
• There is inadequate social housing in WA (both public and community sector) to meet demand. The waitlist is over 15,000 and takes years.
• We need a net increase in social housing of at least 15,000 dwellings by 2030 in line with the Unlock Housing campaign:
• New builds or spot purchasing of 10,000 new diverse social homes
• Maintenance to 6,000 existing homes
• Refurbishments to another 1,000 homes
• Provide subsidised housing to 2,000 households in the private rental market.

What you can do
• Share this report with your State and Federal members of parliament and ask them to act on these recommendations.
• Sign up to the Unlock Housing campaign, calling on government to act on affordable housing and homelessness.
• Share your story with or support the #RaiseTheRateForGood campaign asking for a rate of JobSeeker and other income support that keeps people
above the poverty line.
• Property owners and agents can list an affordable property with Home Hub offering housing to people in need.

Affordability by Region, 2014-2020
The timelines in these graphs show the importance of adequate income support. The comparison from the Coronavirus Supplement in 2020 to now
shows just how borderline affordability is in the private rental market for some household types. For others on very low-income, housing was unaffordable
even with the Supplement. The private rental market is clearly failing Western Australians.
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Number and Percentage of Affordable & Appropriate Properties by Household Type

Household Type

Payment Type

Perth Metro

South West &
Great Southern

North West

#

%

#

%

#

%

Couple, two children

JobSeeker Payment (both adults)

16

0.5%

13

5.2%

0

0%

Single, two children

Parenting Payment Single

4

0.1%

4

1.6%

0

0%

Couple

Age Pension

65

2.0%

21

8.4%

0

0%

Single, one child

Parenting Payment Single

12

0.4%

9

3.6%

0

0%

Single, one child

JobSeeker Payment

4

0.1%

1

0.4%

0

0%

Single

Age Pension

29

0.9%

2

0.8%

0

0%

Single aged over 21

Disability Support Pension

11

0.3%

2

0.8%

0

0%

Single

JobSeeker Payment

1

0%

0

0%

0

0%

Single aged over 18

Youth Allowance

0

0%

0

0%

0

0%

Single in share house

Youth Allowance

0

0%

0

0%

0

0%

Couple, two children

Minimum Wage + FTB A

878

27.2%

144

57.8%

19

8.7%

Single, two children

Minimum Wage + FTB A&B

59

1.8%

24

9.6%

0

0%

Single

Minimum Wage

48

1.5%

6

2.4%

0

0%

Couple, two children

Minimum Wage + Parenting
Payment (partnered) + FTB A&B

235

7.3%

62

24.9%

7

3.2%

Total number of properties
Median rent per week
The full methodology for the Rental Affordability Snapshot can be found here.
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