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30 January 2026 

 

The Treasury 

Langton Crescent 

Parkes ACT 2600 

Sent to:  prebudgetsubmissions@treasury.gov.au  

 

To whom it may concern 

2026-27 Pre-Budget Submission 

Urban Taskforce Australia is a not-for-profit peak industry organisation representing 

Australia’s most prominent property developers and equity financiers.  Our 

membership is made up of many of the largest property investors and developers 

across the nation, with a focus on the industry in NSW.   

Over the past 12 months, there have been positive moves by the Commonwealth 

and state government(s) to address our current housing supply crisis, with the 

introduction of reforms and funding initiatives designed to support progress towards 

the National Housing Accord and its target of 1.2 million new homes.  These include:   

• An election promise to fund housing enabling roads infrastructure in western 

Sydney;  

• Support for and improvements to the Housing Australia Future Fund;  

• State government level planning reforms to streamline assessments and 

decision making on larger housing projects and the removal of red tape from 

the planning approvals system; and  

• Commonwealth legislation to reduce the withholding tax rate for managed 

investment trusts’(MITs) build to rent (BTR) investments from 30% to 15% and to 

increase the capital expenditure deductions from 2.5% to 4% per year.   

These initiatives will contribute to increase the supply of housing in the short to 

medium term and are strongly backed by Urban Taskforce Australia.   

Nonetheless, the slow pace of growth in new home commencements paints a grim 

picture for housing completion numbers for the rest of the Housing Accord period, 

particularly in the nation’s economic engine room, New South Wales.  See figure 1 

below. 

Housing is no longer affordable 

Australian household budgets are being consistently outpaced by rising home rental 

or purchase prices.   

The median cost of a rental property is now well over 30% of the median household 

income for the Greater Sydney Region (CoreLogic 2024).   
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Figure 1 

 

 

Similarly, the 2025 Demographia International Affordability Report found that the 

median price-to-household-income ratio across Australia for those looking to 

purchase a property was 9.7.  This means that the price of the median dwelling is 

almost 10 times that of the median household income.   

The situation is far worse in Sydney – the second least affordable market 

internationally after Hong Kong1 – where the city has an “impossibly unaffordable” 

median multiple of 13.8.   

If meaningful and measurable change is to be achieved and housing to be 

delivered, the Federal Government must explore a range of taxation, policy, and 

program options to address the ongoing housing supply and affordability crisis and 

unclog the development pipeline.   

Infrastructure is the key 

The National Housing Accord has set an ambitious and incredibly challenging goal 

for the states and territories.   

But with the right policy settings, backed by and expanded early release of 

infrastructure funding, the Accord targets can still be achieved.   

 
1 Demographia (2025) p.8, https://www.chapman.edu/communication/_files/Demographia-

International-Housing-Affordability-2025-Edition.pdf 

https://www.chapman.edu/communication/_files/Demographia-International-Housing-Affordability-2025-Edition.pdf
https://www.chapman.edu/communication/_files/Demographia-International-Housing-Affordability-2025-Edition.pdf
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Housing-enabling infrastructure is a critical factor, particularly in greenfield 

developments in growth areas, like South-Western Sydney.  Growth areas offer much 

opportunity for housing supply and economic growth, but the Federal Government 

has to take a more deliberate and determinative role to bring this about.   

A report released in November 2025 by the National Growth Areas Alliance 

calculated that at least 82,500 homes slated for construction in growth areas could 

not commence because they lack sewers and roads.2   

Future housing is being stymied because the infrastructure needed to make it work is 

not being provided, resulting in less supply to meet a growing demand.   

In the absence of Commonwealth support for new infrastructure, notwithstanding 

the increase in both Commonwealth revenue and demand for housing arising from 

the rapid post pandemic rise in immigration, state and local governments are simply 

passing any delivery costs onto developers, which impacts feasibility, drives up 

house prices, and threatens affordability.   

As a result, either the purchase price of a new home goes up, rents go up on 

investment properties, or the dwellings are not built at all.   

It is no coincidence that feasibility in Western Sydney, where wage growth has 

significantly lagged behind housing price growth, is simply not stacking up, and that 

most development activity now focuses on higher end development in the eastern 

third of the city when demand for housing is relatively price inelastic.   

The upfront provision of a dramatically increased housing-enabling infrastructure 

fund from the Commonwealth would not only incentivise state and local 

governments to get on with the task of approving development applications for 

new housing but would address broader community concerns around a lack of 

essential services.   

Provide incentive payments to enable infrastructure delivery 

A key part of the Commonwealth’s commitment to the National Housing Accord 

was to provide $3 billion in “performance bonus” payments through the New Home 

Bonus.  This was in return for housing delivered, not as payments to support delivery 

of housing supply.   

Urban Taskforce has been advised that the Commonwealth were reticent about 

paying the states until after they had achieved their Housing Accord Targets.   

The irony is, the lack of financial support from the Commonwealth is now the key 

factor preventing these targets being met.  The apparent contempt with which the 

Commonwealth treats its state counterparts reflects a broken system.  It is almost as 

if the Commonwealth designed a commitment with a view to never having the see 

the commitment cashed in. 

That is not how you resolve a crisis. Infrastructure funding from the Commonwealth is 

the weakest link.  The States are doing what they can to improve the planning 

systems. The states appreciate the role of the private sector in supplying over 95% of 

the nation’s housing supply and they have worked with private sector 

representatives to make the long overdue changes. It is time the Commonwealth 

 
2 NGAA, Beyond Brick: Delivering the housing we need sooner in Australia’s Growth Areas, November 

2025 
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took the same approach.  A review of the under-performance of Infrastructure 

Australia and their failure to prioritise housing related infrastructure would be a good 

place to start. 

States that are falling behind their National Housing Accord targets (all of them) 

have little incentive in the short term to turn around their performance.  The offer of 

future money is not going to have the desired impact if a state government doesn’t 

think that it will qualify.   

What is needed is a simple expansion of the fund with an upfront allocation of more 

infrastructure funds to the states to deliver both hard and soft housing supply-related 

infrastructure.   

The existing $3 billion New Home Bonus should pivot to deliver funding when it is 

actually needed, rather than as a post-delivery incentive.  The states will be hit hard 

by credit rating agencies if they are forced to borrow money for infrastructure in the 

hope that they might hit the Housing Accord targets and get a small windfall from 

the Commonwealth. 

Bringing these payments forward, instead of delivering them “ex-post” at the end of 

the Accord period, would stimulate housing investment (many of which requires 

funding commitments for the delivery of infrastructure) and could be used to deliver 

the infrastructure services needed in growth areas.  This has been the principle 

underpinning previous large infrastructure announcements for growing regions like 

Western Sydney.   

By “expansion”, we mean that the New Home Bonus fund should be substantially 

increased to cover $20,000 per new dwelling approved by a consent authority for 

the delivery of housing enabling infrastructure.   

The planning approval (issue of a Construction Certificate) should trigger the 

payment. That would make a serious contribution to housing related infrastructure, 

including the provision of green space and public amenities. Funding must be 

predicated on the relevant authority in return reducing housing infrastructure 

charges by at least the same amount per dwelling.   

With only approximately 270,000 dwellings approved in the first 18 months of the 

Accord, more than 930,000 new approvals are still required well before the end of 

the Accord period to achieve the National Housing Accord completion targets.   

The delivery of infrastructure to support new suburbs and estates in growth areas like 

Western Sydney will help governments move much closer to the housing the 

Commonwealth Government is calling for.   

Infrastructure Australia (IA) should focus on housing-enabling infrastructure 

The following questions must be asked of Infrastructure Australia:   

• Does anyone at IA know of the housing supply and affordability crisis?   

• Are they aware of the National Housing Accord?   

• How has this changed the prioritisation of infrastructure funding 

recommendations at IA?   

• What has IA done to assist the states or the Commonwealth, the private or 

community housing sector, in the supply of housing? 
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The ongoing lack of water, sewerage, roads, and electricity infrastructure to 

greenfield sites represents a critical bottleneck in the delivery of new dwellings under 

the National Housing Accord.   

As many as 82,5003 affordable homes remain stalled while they await these basic 

services.   

 IA should either have a central role in ensuring that these vital services are 

delivered, or they should be wound back and folded into a small think-tank at ANU.   

 

Recommendation 1:  That the Federal government recalibrate and enhance the 

New Home Bonus to:   

• bring forward incentive payments to provide stimulus for new infrastructure 

delivery;  

• provide up to $20,000 to the relevant state for every home approved between 

July 2026 and June 2029, consequent to an equivalent reduction by that 

authority in developer contribution fees; and  

• provide an additional $15.6 billion (in addition to the $3 billion New Home 

Bonus fund) over three financial years 2026-27 and 2027-28 and 2028-29 to 

facilitate up-front housing related infrastructure stimulus funding.   

Direct IA’s focus to housing enabling infrastructure  

The ongoing lack of housing-enabling infrastructure: water, sewerage, roads, 

represents a critical bottleneck in the delivery of new dwellings under the National 

Housing Accord.   

Infrastructure Australia (IA) needs to play a more significant role in meeting this 

need.  It must step in to facilitate and prioritise housing-enabling infrastructure to 

address Australia's acute lack of supply, unlocking the 1.2 million homes promised by 

the National Housing Accord.   

To achieve this, the agency should start prioritising housing-specific projects, 

expanding beyond its current transport-heavy agenda.   

This can be helped through the creation of a dedicated Housing Infrastructure 

Taskforce, modelled on NSW's Housing Delivery Authority and Infrastructure Delivery 

Authority, that would assess state-submitted barriers via quarterly reporting cycles to 

prioritise the areas of the greatest need.    

States, in turn, must furnish Infrastructure Australia with precinct-level data to support 

its analysis:  capacity-constrained utilities, land assembly needs, rezoning 

dependencies, and their own priority precincts, to ensure that infrastructure can be 

delivered where it is most needed.   

  

 
3 NGAA, Beyond Brick: p6. Delivering the housing we need sooner in Australia’s Growth Areas, 

November 2025 
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Recommendation 2:  That the Commonwealth Government:   

• refocus the work of Infrastructure Australia to the task of solving housing 

enabling infrastructure bottlenecks that impede new housing supply; and  

• create a Housing Infrastructure Taskforce to advise Infrastructure Australia on 

key funding and delivery priorities.   

Extend the Scope of the Housing Affordability Future Fund to include market housing 

The current focus of the HAFF on social and affordable housing is missing the point:  

affordability is a whole-of-market issue.   

The delivery of affordable housing dwellings, without an increased delivery in market 

housing, will never reduce prices.   

Without new market housing, affordability is a pipe dream.   

While the HAFF was designed to deliver 30,000 new social and affordable homes 

over five years, this alone will not address the systemic affordability crisis that is 

crippling the broader housing market.   

If the Federal Government is effectively going to combat Australia’s housing 

affordability crisis, it will need to stimulate market housing supply as well as 

supporting affordable housing.   

And it must do so as a matter of urgency.   

Middle-income Australians are increasingly being priced out of home ownership and 

rentals in major cities.  Traditional workers – nurses, teachers, police officers, fire 

fighters, unskilled labourers, lower income IT and tech maintenance workers, non-

executive public servants, full time retail employees, hospitality staff, and aged care 

and childcare workers – are having to travel further to get to their places of work, 

putting pressure on their health, budgets, and home lives.   

While affordable housing initiatives are a step towards helping these segments of the 

community, it does not address general issues with affordability that risk making 

places like Sydney into cities without grandchildren.   

The HAFF’s scope should be expanded to support the delivery of market housing, in 

addition to social and affordable housing, to relieve pressure on both ends of the 

spectrum and stimulate the delivery of housing supply.   

Further direct Federal Government investment in market housing will help to improve 

supply and halt the ongoing price escalation and rental stress being seen across the 

country.   

With increased Federal commitment to funding local or state infrastructure and to 

boosting the lower end of market housing supply through the HAFF, it will reduce risk, 

meaning that the private sector will be more encouraged to invest in delivering 

more homes at prices within reach of Australian households.  The multiplier effect of 

such a shift in policy and funding would be considerable.   

For example, a well-functioning housing market reduces the need for long-term 

government support, such as rental assistance and emergency housing programs, 

naturally reducing housing-related welfare expenditures, and freeing up 

government resources for other critical social services.   
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Strategic investment in housing would also complement the work of the National 

Housing Infrastructure Facility (NHIF) to ensure that transport, jobs, and housing 

supply are delivered in tandem.   

Expanding the HAFF to include market housing and committing a third round of $5 

billion in funding over the National Housing Accord period would unlock new 

housing supply, stabilise costs, and ensure that Australians at all income levels have 

access to housing that is affordable and secure.  This is not just a budgetary matter; 

it is a social imperative for Australia’s future prosperity.   

 

Recommendation 3:  That the Federal Budget extend the scope of the Housing 

Affordability Future Fund to include market housing and allocate $5 billion over 5 

years for a subsequent round of funding to target the delivery of affordable and 

market housing supply.   

Temporarily reduce GST from housing sales 

The GST places a considerable impost on housing production in Australia.   

If the Commonwealth accept that there is a crisis in housing supply, then it is 

incumbent on them to deal with the crisis by implementing bold policy reforms.  

GST relief (a 50% discount) should be provided for housing supplied during the period 

of the Accord.  That is one way to incentives the rapid conversion of housing 

approvals into completed homes. It adds to the price paid by new home buyers. 

This adversely impacts project feasibility and thus directly impacts housing supply.  

Input costs for labour and materials have risen sharply since 2020, and the 10% GST 

has exacerbated the impacts, resulting in much more expensive housing supply, 

while delivering a windfall gain to the states and territories.   

During the National Housing Accord period, there is an urgent need to reduce 

barriers to development and to put downward pressure on home prices.  The 

Accord targets would be more attainable if GST were to be removed from all new 

housing production as part of a coordinated national response to boost supply.   

This would relieve pressure on affordability and improve feasibility.   

This would enable more projects to proceed to construction, particularly at the mid- 

and lower-price points where viability is presently most constrained.  For first-home 

buyers and renters, the resulting uplift in supply would help to moderate price 

growth.   

From a fiscal perspective, the reduction in GST should be considered an investment 

in long-term housing system stability.  Over time, expanded supply will support 

productivity and labour mobility—critical enablers of national economic 

performance.  Revenue raised through property taxes would offset any reduction in 

allocation of GST from the Commonwealth for state governments.   

A targeted GST reduction for new housing, available for all projects completed by 

FY 2029-30 would represent a decisive, intergovernmental reform consistent with the 

Albanese Government’s commitment to national housing affordability and 

sustainable urban growth, incentivising the development sector to deliver housing 

supply within the National Housing Accord period.   
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Recommendation 4:  That the Commonwealth Government reduce the payment of 

GST by 50% on housing until June 30, 2029, to stimulate supply and place downward 

pressure on housing prices.   

BTR and Seniors Living tax changes 

Urban Taskforce supported last year’s changes to withholding tax for build-to-rent 

(BTR) developments, reducing the final withholding tax rate from 30% to 15% on 

eligible fund payments made to foreign residents from managed investment trusts.   

The increase in capital expenditure deductions from 2.5% to 4% per year was also a 

welcome development.   

Notwithstanding, there are still aspects of current GST treatment of BTR assets, which 

go beyond the scope of the Treasury Laws Amendment Bill 2024:  Build to Rent 

Developments and the Capital Works (Build to Rent Misuse Tax) Bill 2024.   

Rental income from residential properties is considered an input-taxed supply, so 

developers are unable to charge GST on the rent collected from tenants (ATO 2022).   

So, GST incurred on construction and related development expenses cannot be 

claimed back through input tax credits.  This effectively increases the construction 

cost by the GST amount, typically 10%.   

If a developer decides to sell a newly constructed residential property that hasn't 

been used solely and continuously for leasing for at least five years, the sale is 

subject to GST.   

Conversely, sales of existing residential properties (those that have been used for 

leasing for more than five years) do not have GST charged on the sale (Ibid).   

As developers of BTR residential assets do not benefit from immediate GST write-offs 

and cannot claim input tax credits due to the input-taxed nature of residential rental 

income, they must absorb the GST paid on construction and development costs.   

These GST implications must be factored in when planning BTR projects.  While build-

to-sell residential assets benefit from immediate GST write-offs, BTR projects have to 

be held for five years before any GST can be offset.   

If the inability to claim input tax credits significantly impacts the project's financial 

feasibility, it will unfairly discourage new rental property development.   

Aligning GST treatment of BTR developments by allowing offsets, subject to a 

minimum five-year holding period, would make BTR investments significantly more 

attractive to both foreign investors and Australian superannuation funds and help to 

increase the availability of affordable rental properties.   

The same concession should apply for housing developments that cater to seniors 

living and those meeting National Disability Insurance Scheme (NDIS) criteria, which 

are similarly affected.   

 

Recommendation 5:  That the Commonwealth allow for GST offsets for BTR residential 

assets, NDIA-compatible housing, and seniors living developments that have been 

held as rental properties for a minimum period.   
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 Increase capital gains tax concessions for investors in new housing 

Capital gains tax concessions (CGT) are an important mechanism for encouraging 

investment in rental stock and are a major contributor to supply in the rental market.   

These concessions must stay if there is to be a sufficient stock of rental housing.   

Right now, in the middle of a housing supply crisis, reducing incentives for investors in 

new housing would be madness.   

Urban Taskforce Australia supports the broad thrust of the McKell Institute Report 

from last year, Harnessing Aspiration4, which differentiated new from established 

housing when it comes to Capital Gains Tax. It proposes that the Government 

should:   

1. Increase the CGT discount on new attached builds to 70%, from 50% 

2. Decrease the CGT discount on existing detached dwellings to 35%, from 50% 

3. Leave the CGT discount on new detached dwellings unchanged at 50% 

4. Grandfather all existing investments 

In contrast to the McKell Institute recommendations, Urban Taskforce Australia 

submits that all types of new housing – detached and attached – should be treated 

more favourably, as long as it is NEW housing (that is, it is adding to housing supply). 

The current uniform treatment of all housing stock distorts investment decisions, 

inflating prices for existing dwellings, while failing to channel sufficient private capital 

towards new construction and more housing supply.   

Government policy should encourage investors to develop new stock, rather than 

competing for existing residential properties.   

Rebalancing CGT concessions offers a targeted, fiscally responsible policy lever to 

correct this imbalance.   

If the concession for investors was raised for new housing, while being lowered for 

existing housing, it would encourage more capital to go towards new dwelling 

construction and urban renewal. 

We support the spirit of the McKell Institute’s recommendations, but propose the 

application of a higher concession rate on all new housing to 75% and a lowering of 

the concession rate for existing dwellings to 25%.   

The higher discount rate for new dwellings would stimulate construction activity in 

new housing stock.   

Not all housing investments yield equal social and economic benefits—those that 

expand supply deserve stronger taxation concession incentives.   

A differentiated CGT regime could be designed with clear transitional rules and 

integrity measures to prevent avoidance, ensuring fairness for existing investors while 

catalysing the next generation of housing development.   

  

 
4 McKell Institute (2025):  Harnessing Aspiration 
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Recommendation 6:  That the Commonwealth Government increase GST 

concessions on investments in new housing supply to 75% and reduce the CGT 

concessions for new investments in existing housing to 25%.  A transition period 

should be applied.  

Support the removal of state transfer duties 

While stamp duty is the responsibility of state governments, the Federal Government 

has its own significant role to play in bringing property tax reform to the national 

agenda.   

Stamp duty was one of the transaction taxes due to be abolished with the 

introduction of the GST, but it continues to apply, taxing mobility and dragging 

down productivity.   

The last few decades have seen mounting criticism from every credible economist in 

the nation over the economy strangling impact of transaction charges or stamp 

duties.   

In this crisis of housing undersupply, there is an overwhelming consensus, from public 

agencies to academic institutions to industry proponents to other authorities, that 

stamp duty is distorting the market, creating economic inefficiencies, and that it is 

generally no longer fit for purpose.   

Stamp duty is a deterrent to the sale of property, discouraging older Australians from 

downsizing, younger families from upsizing, and workers from relocating for 

employment opportunities.  Essentially, it punishes home buyers.   

These inefficiencies were quantified in the 2009 ‘Henry Tax Review’ (Australia’s future 

tax system, 2009, p.13), which estimated the reduction in productive activity caused 

by the distortionary effects of stamp duty at between 30-40%, with the 

underutilisation of the housing stock costing communities approximately $375 million 

annually.   

It is understandable why state governments have been slow to wean themselves off 

stamp duties.  In boom times of high property inflation, such as we are currently 

witnessing, state treasuries reap substantial revenue from these taxes.   

However, the macroeconomic climate has shifted, and this transaction tax is 

working, more than ever, against the efficient allocation of housing.   

Land tax is the only tax on property that keeps pace with economic growth and is 

directly linked to proximate infrastructure investment.  It facilitates infrastructure 

contributions from everyone who benefits from economic growth and subsequent 

increases in general land value.  Owners close to new infrastructure, who enjoy a 

higher value uplift, are required to pay more land tax for the privilege, which 

encourages development to maximise the benefits from any rezoning.   

The Commonwealth Government (unlike the states) has a variety of options as to 

how it might adjust the tax revenue mix to accommodate the abolition of stamp 

duty – introducing a broad-based land tax; increasing the GST; or expanding the 

application of the GST, to name a few.   

Reform-minded states and territories who embark on tax reform should be rewarded 

for their efforts, in a similar vein as the National Competition Payments made under 
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the Keating and Howard Governments.  This could be done through a greater share 

of the GST.   

Stamp duty represents a significant impediment to the delivery of affordable and 

cost-effective housing.   

It clearly needs to go.   

 

Recommendation 7:  That the Commonwealth Government:   

• develop financial support options to facilitate the abolition of stamp duty; and  

• organise a National Summit with state and territory leaders to identify the most 

effective potential alternatives to this revenue.   

Support advanced manufacturing  

With the entire housing construction sector failing to realise productivity gains over 

the last three decades, modular housing and advanced manufacturing could boost 

productivity across the sector, lower housing costs, speed up construction, and 

ensure greater compliance with codes and standards.   

At a time when Australia faces an urgent need to expand housing supply, these 

prefabricated building systems offer a transformative solution—reducing build times, 

waste, and labour bottlenecks.  However, to date the domestic industry remains 

fragmented and undercapitalised.   

Urban Taskforce strongly welcomes the $49.3 million allocated in the 2025-26 Federal 

Budget to support state programs aimed at accelerating modular and 

prefabricated housing, although we understand that this funding is yet to be 

allocated.   

This expenditure should be expanded into a 5-year $100 million Commonwealth 

“Modular Housing Innovation Program” that forges a national partnership between 

the R&D sector, advanced manufacturers, and the housing industry.   

It could fund collaborative research, pilot projects, and commercial demonstration 

sites to develop scalable, high-value, modular construction solutions.   

The program would:   

• support prototype development using advanced materials, digital design tools, 

and automation;  

• facilitate standards development to streamline certification and approvals; 

and  

• de-risk early commercialisation through co-investment grants and 

demonstration funding.   

By leveraging existing research capacity and private-sector expertise, the program 

will drive jobs, intellectual property creation, and domestic supply-chain capability—

reducing costs and boosting housing delivery across urban, regional, and remote 

markets.   
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This investment would position Australia as a global leader in offsite and modular 

construction, aligning with National Housing and Productivity strategies, and 

challenging current European world leaders.   

In return, it would deliver faster housing supply, stronger construction innovation, and 

sovereign capability development.   

 

Recommendation 8:  That the Commonwealth expand its initial modular housing 

investment into a $100 million “Modular Housing Innovation Program” to facilitate 

partnerships between industry and research and development institutions on 

prefabricated building solutions.   

Boost the skilled migration intake 

Australia has a housing supply crisis, not a housing demand one.  Incentive programs 

at the state and territory level have targeted demand for housing, but no equivalent 

programs are there to support the delivery of more houses.   

The Commonwealth’s Jobs and Skills Australia Jobs and Skills Australia identifies 

significant shortages in Australia's construction industry, particularly within the 

Technicians and Trades Workers major group, where nearly half of occupations 

remain in shortage as per the 2025 Occupation Shortage List (OSL).  

All occupations in the Construction Trades Workers category are in persistent 

shortage, even amid broader labour market easing, with low fill rates—such as 38% 

for Construction Trades Workers—highlighting chronic issues exacerbated by tight 

conditions. These shortages, comprising roles like carpenters, electricians, and 

bricklayers, span Skill Level 3 (43% in shortage) and contribute substantially to the 139 

occupations in persistent shortage from 2021-2025, driven by factors like insufficient 

qualified applicants and rising demand from infrastructure and housing projects. 

Australia's construction workforce faces escalating demands through the National 

Housing Accord period, driven by a $242 billion public infrastructure pipeline 

spanning housing, energy, and transport projects. Projections indicate a peak need 

of 521,000 workers by mid-2027, amid a shortfall escalating to 300,000 workers overall 

and 126,000 in trades and labourers specifically.  

By 2029, the total workforce must expand to around 1.5 million—a net addition of 

about 130,000-168,000 workers beyond replacements—to meet the Accord targets. 

Knee-jerk reactions to supply challenges, in the form of myopic calls to reduce 

migration, are not called for, and would have seriously negative consequences for 

the economy.  They will not make housing more affordable.  Building up domestic 

skills supply is important but will take time. What is needed in the short term is skilled 

migration.  

Urban Taskforce opposes calls to cut the immigration intake.  Our members want to 

see a larger intake of skilled migrants, particularly those with construction expertise.  

Even general unskilled construction workers will help to reduce construction costs.   

In the balance of supply and demand, increasing skilled migration will expand the 

pool of available workers to supplement Australia’s construction needs, which will 

help to reduce costs and, consequently, housing prices.   
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Recommendation 9:  That the Federal Government boost the immigration intake of 

skilled workers, particularly for those working in the property development and 

construction sector.   

Conclusion 

The 2026-27 Budget represents an important opportunity for the Federal Government 

to demonstrate its support for housing supply.   

By increasing its investment in housing related infrastructure and HAFF funding, and 

taking the lead on property tax reform, the Government would demonstrate its 

commitment to accommodating our growing population and making housing more 

affordable.   

With the Commonwealth’s own 2025 Population Statement predicting a population 

of 31.5 million people by 2035-36, despite declining net overseas migration, the 

pressures on housing supply and affordability are only going to increase without 

direct intervention.   

When the Federal Budget is delivered in May 2026, the National Housing Accord will 

have been in effect for almost two years.  Performance to date suggests that only 

80% of the Accord’s targets will have been achieved, meaning that we are likely to 

fall further and further behind the targets set by the Commonwealth Government.   

The 2026-27 Federal Budget is an ideal opportunity to show leadership in the housing 

space by introducing practical reforms and financial assistance that will encourage 

investment in new housing and clear existing obstacles to housing supply.   

Should you wish to discuss any aspect of this submission further, please contact our 

Head of Policy, Stephen Fenn, on 0423 027 657 or via email 

stephen@urbantaskforce.com.au 

Yours sincerely 

 

Tom Forrest 

Chief Executive Officer 
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Summary of Recommendations 

Recommendation 1:  

That the Federal government recalibrate and enhance the New Home Bonus to:   

• bring forward incentive payments to provide stimulus for new infrastructure 

delivery;  

• provide up to $20,000 to the relevant state for every home approved between 

July 2026 and June 2029, consequent to an equivalent reduction by that 

authority in developer contribution fees; and  

• provide an additional $15.6 billion (in addition to the $3 billion New Home 

Bonus fund) over three financial years 2026-27 and 2027-28 and 2028-29 to 

facilitate up-front housing related infrastructure stimulus funding.   

Recommendation 2:   

That the Commonwealth Government:   

• refocus the work of Infrastructure Australia to the task of solving housing 

enabling infrastructure bottlenecks that impede new housing supply; and  

• create a Housing Infrastructure Taskforce to advise Infrastructure Australia on 

key funding and delivery priorities.   

Recommendation 3:   

That the Federal Budget extend the scope of the Housing Affordability Future Fund 

to include market housing and allocate $5 billion over 5 years for a subsequent 

round of funding to target the delivery of affordable and market housing supply.   

Recommendation 4:   

That the Commonwealth Government reduce the payment of GST by 50% on 

housing until June 30, 2029, to stimulate supply and place downward pressure on 

housing prices.   

Recommendation 5:   

That the Commonwealth allow for GST offsets for BTR residential assets, NDIA-

compatible housing, and seniors living developments that have been held as rental 

properties for a minimum period.   

Recommendation 6:   

That the Commonwealth Government increase GST concessions on investments in 

new housing supply to 75% and reduce the CGT concessions for new investments in 

existing housing to 25%.  A transition period should be applied.  

Recommendation 7:   

That the Commonwealth Government:   

• develop financial support options to facilitate the abolition of stamp duty; and  

• organise a National Summit with state and territory leaders to identify the most 

effective potential alternatives to this revenue.   
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Recommendation 8:   

That the Commonwealth expand its initial modular housing investment into a $100 

million “Modular Housing Innovation Program” to facilitate partnerships between 

industry and research and development institutions on prefabricated building 

solutions.   

Recommendation 9:   

That the Federal Government boost the immigration intake of skilled workers, 

particularly for those working in the property development and construction sector.   


