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28 August 2025 
 
Angela Moody 
Productivity Commissioner  
Queensland Productivity Commission   
 
 

Dear Angela 
 

RE:  HIA feedback on the Interim Report - Productivity of the Construction Industry 
 

The Housing Industry Association (HIA) supports the findings and recommendations of the Queensland 
Productivity Commission’s interim report. We believe that by adopting these recommendations, and 
strengthening them with additional targeted actions, the final report can provide a foundation for 
meaningful and lasting reform that reduces regulatory overreach, lifts productivity benefits the entire 
housing sector, aspiring new homeowners and boosts the Queensland economy. 

Never have we heard from so many builders and developers retiring or ‘leaving the industry’ due to what 
could only be described as reform fatigue and a feeling that so many aspects of regulation are stacked 
against them, people who are simply trying to operate sustainable and successful businesses.  
 
The housing industry’s ability to deliver new homes and meet rising demand fundamentally depends on 
access to sites that have not only been identified as suitable for development, but sites that in fact can be 
developed in a timely manner and on a commercially viable basis. It is therefore encouraging that the 
interim report correctly highlights the substantial limitations that current land use planning and approval 
processes impose on the industry, which in turn is contributing to the declining affordability of new homes. 
 
To assist the Commission in developing the final report, HIA has provided further information, including 
short-term suggestions and feedback on broader reforms needed to improve productivity in the housing 
sector and deliver more homes. HIA welcomes the opportunity to assist the Queensland Productivity 
Commission in understanding the ongoing issues faced by Queensland’s construction industry. 
 

Yours sincerely 

Michael Roberts 
Executive Director  
HOUSING INDUSTRY ASSOCIATION LIMITED 
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requirements (AOs) for a dwelling house in the Low 
Density Residential Zone.  
 

• Refer to Appendix 1 – Table 3 for some examples of 
provisions in planning schemes which conflict with 
the NCC. 

 

3. Refer to Appendix 1 for examples of the duplication 
caused by the current referral triggers under the 
Planning Regulation 2017. It is noted that exceeding site 
cover on a small lot in Brisbane (a single non-
compliance) triggers three different referrals. 
  

4. Please refer to Appendix 1 – Figure 1 for a Dwelling 
House Assessment Flowchart provided by Sunshine 
Coast Council which highlights the overly complicated 
assessment process which varies in each local 
government area due to different planning scheme 
provisions and inconsistent interpretations of the 
Planning Act.  

• Eliminate duplicative assessment triggers under 
Schedule 9 of the Planning Regulation;  
 

• Restrict the use of ‘Amenity & Aesthetics’ Referrals;  
 

• Clarify and simplify the process for determining the 
assessment manager for all development types;  
 

• Implement a state-wide mandatory code for detached 
houses and duplexes, enabling streamlined approval (as 
accepted development) in specific circumstances, as 
has occurred in other states; 
 

• Standardise currency periods across both Acts and 
referral forms utilised by local governments;  
 

• Establish uniform rules for overlays including assessment 
triggers and code benchmarks (acceptable outcomes); 
and 
 

• Require cost-benefit analysis for any proposed variations 
to the state-wide requirements.  

Ensure the requirements in 
local government planning 
schemes are consistent 
with the Queensland 
Development Code, 
including variations due to 
climatic or other 
conditions. 

The suggestion by some stakeholders that planning 
schemes need to vary the NCC or QDC for climatic reasons 
is incorrect, as the NCC already addresses this through eight 
(8) different climate zones and mandatory energy 
assessments at building approval stage. In fact, the NatHERS 
assessment tool divides Australia into 69 separate climate 
zones. 
 

This rigorous assessment process ensures homes are 
designed to suit local conditions, considering factors such 
as shading, ventilation, insulation, glazing, external material 
and colours to manage heat island effects, thermal comfort 
and overall energy efficiency. 
 

Supporting information and examples are provided in 
Appendix 1.  

HIA supports this recommendation and suggests the 
following:  
 
Short-Term 
The existing legislation includes provisions to prohibit building 
assessment provisions from being included in planning 
schemes unlawfully. The Queensland Government should 
clarify inappropriate provisions and identify these during 
state interest reviews of draft planning schemes.  

Broader reform  
The review of the Building Act and Planning Act should 
consider what is appropriate for planning schemes to 
regulate and remove any duplication of NCC and QDC 
requirements.  
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Require that any variations 
from the Queensland 
Development Code in local 
and state government 
planning schemes have 
demonstrated net benefits 
to the community..  

Further information  
Planning Schemes continue to specify a significant number 
of design variations for dwelling houses based on subjective 
benefits to the community regarding local character or 
amenity.  
 
This creates unnecessary complexity and often additional 
costs without measurable improvements in housing 
outcomes.  
 
Examples 
Some examples of the significant variations in planning 
schemes (predominantly based on local character or 
amenity benefits) include:  
 

• Noosa Shire Plan 2020 – 95 variations/requirements 
for a new house in the low density residential zone; 
and 
 

• Moreton Bay Planning Scheme 2016 – 59 
variations/requirements for a new house in the 
general residential (suburban precinct) zone.  

 
Refer to Appendix 1 – Table 2 for further examples.  

HIA supports this recommendation and believes a cost-
benefit analysis process should be implemented prior to 
councils or state governments varying the NCC or QDC 
(state-wide design requirements for housing).  
 
HIA notes a recurring issue occurring with cost-benefit 
analysis commissioned by the Australian Building Codes 
Board (ABCB) is that updates to the NCC have been 
implemented by ministers even where a cost benefit analysis 
found the policy was likely to impose a net cost on society.  
 
Decisions to proceed with changes despite net costs appear 
to be justified by broader unquantifiable societal benefits.  
 

Amend the Planning Act to 
standardize zoning types 
across all local plans  

Further information  
While the Planning Act makes some attempt to 
standardised the zoning utilized in planning schemes, titled 
‘regulated requirements’, there is no consistency to the 
densities, setbacks, building heights or design requirements 
in each zone.  
 
This becomes more complicated when local plans or 
neighbourhood plans set unique requirements that under 
the legislation override zone codes.  
 

HIA supports this recommendation.  
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Example 
A Medium Density Residential Zone under the Sunshine 
Coast and Gold Coast Planning Schemes can limit 
maximum building height to 3 storeys.  
 
In Brisbane, a Medium Density Residential Zone typically 
permits building up to a maximum height of 5 storeys, unless 
varied by a neighbourhood plan.  
 
There is currently very little certainty associated with the 
zoning of a property at a particular residential density. This 
issue is exacerbated by the application of overlays for 
maximum building heights, residential densities and 
environmental constraints which can further restrict housing 
outcomes anticipated by a particular zoning and likely 
forming part of council’s assumptions of latent housing 
supply. Given the complexity of secondary provisions, zoning 
is no longer the source of truth when it comes to identifying 
what can be built on a parcel of land.  
 

Continue to progress 
standardised siting and 
design requirements for 
detached housing, 
secondary dwellings and 
smaller townhouse and 
apartments buildings 

Further information  
Standardised designs need to be mandatory, override 
planning schemes and linked to streamlined assessment 
pathways to be beneficial for industry.  
 
HIA has provided a detailed response to this issue in 
Appendix 1, noting the shortfalls of the proposed 
Queensland Housing Code which is not proposed to be 
mandatory, or apply to Priority Development Areas, or 
resolve any of the complexity associated with hundreds of 
Plans of Development (PODs) and different planning 
scheme provisions in effect across Queensland.  
 
 
 

HIA supports this recommendation and suggests that the 
QPC should provide greater detail on the operation of 
standardised requirements given the Queensland 
Government’s past reliance on voluntary design rules or 
model codes that do not resolve industry issues.   
 
Detached Housing – Queensland Housing Code 
• The proposed Queensland Housing Code should be 

mandatory across all local government areas and Priority 
Development Areas (PDAs);  

 
• Compliance with the Queensland Housing Code should 

be associated with a streamlined approval process (i.e. 
any design compliant with the provisions of the 
Queensland Housing Code on residential land without 
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Examples  
Refer to Appendix 1 – Table 4 for a list of some PODs in 
operation which adds to the complexity of assessing new 
housing.  
 
In relation to townhouses, duplexes and apartments, HIA has 
provided examples of planning scheme requirements 
restricting greater housing diversity.  Please refer to 
Appendix 1 – Table 5 for details.  

relevant overlays should be prohibited from assessment 
or referral to local government); 

 

• The Queensland Housing Code should apply to 
secondary dwellings as this type of housing is part of the 
definition of a dwelling house; and 

 
• The Queensland Housing Code should be simplified 

based on industry feedback to reflect the commonly 
constructed dwelling house in Queensland. Over an 
extensive period of time, HIA members developed an 
example state-wide housing code for detached housing 
(see Appendix 3). 
 

Queensland remains one of the few states without a 
mandatory state-wide detached housing code, given 
reforms in NSW, WA, Victoria, and South Australia. 
 
Other Housing Types – Gentle Density 
 
• Introduce a mandatory state-wide Gentle Density Code 

that overrides local planning schemes; and 
 

• Link compliance with a Gentle Density Code to a 
streamlined approval process (accepted development), 
similar to the NSW Pattern Book. A model code for Gentle 
Density created by HIA during the review of SEQ Regional 
Plan is included in Appendix 4. 
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Ensure that state and local 
government overlays are 
consistently applied across 
planning schemes 

Further information and examples 
HIA confirms the key issues associated with overlays include 
the following:  
 
1. A significant number of overlays and sub-categories, 

adding to the complexity of assessments which vary in 
each LGA –  
 

• Brisbane City Plan 2014 has 26 overlays; and 
 

• Those overlays have 130 sub-categories often with 
different mapped features to review. 

 

2. Inconsistent triggers for assessment leading to 
confusion for professionals and the community. For 
example, in the Flood Overlay (overland flow path sub-
category or similar):  
 

• Brisbane City Plan 2014 permits 20sqm of building 
work to an existing house without assessment;  
 

• Ipswich City Plan 2025 permits 50sqm of 
additional gross floor area without assessment;  
 

• Logan Planning Scheme 2015 triggers assessment 
of any building work in a high-flow area.  

 

3. Inconsistent assessment benchmarks in overlay codes 
for the consistent hazards which should have a region 
wide approach. For example, in the Flood Overlay:  
 

• Brisbane City Plan 2014 requires that access or a 
driveway is not inundated by the 10% AEP flood;  
 

• Ipswich City Plan 2025 requires access and egress 
to be subject to no more than a low flood hazard in 
accordance with specified levels;  

 

• Logan Planning Scheme 2015 requires flood-free 
access to a premise that contains essential goods 
(commercial property); and  

HIA supports this recommendation.  
 
It should be emphasised that previous attempts to bring 
greater certainty to some planning scheme requirements 
such as overlays through model codes or non-statutory 
guidance have been unsuccessful, including the Model Code 
for Neighbourhood Design and Example Assessment 
Benchmarks for Bushfire. 
 
HIA suggests the Queensland Government has ultimately 
failed in its role to oversee and regulate planning scheme 
overlays.  































 

  

 

 
Example: For example, a new dwelling house which exceeds 50% site cover on a 400sqm allotment 
in Brisbane results in a single non-compliance with the Dwelling House (Small Lot) Code but triggers 
three different referrals under the Planning Regulation including:  
 

• Amenity & Aesthetics;  
• Design & Siting; and 
• Building work for a particular Class 1 building relating to a MCU.   

 
Of substantial concern is that there is no statutory limitation on council’s ability to apply the Amenity 
and Aesthetics Referral which is at a councils’ discretion that development may have adverse effects 
on the amenity or character of the locality.  
 
Example: For instance, Gold Coast City Council requires an Amenity and Aesthetics Referral for any 
dwelling house with more than a single kitchen, even though it is generally not possible to visually 
determine if a dwelling contains two kitchens from the streetscape. 
 
4. Extremely complex process to determine if a house on residential land requires approval 
 
Example: The complexity in approval processes is emphasised by the dwelling house assessment 
flowchart provided by Sunshine Coast Council (see Figure 1).  
 
It is not uncommon for a council to form the opinion that due to the structure of their planning scheme 
and the overarching legislation, that multiple permits are triggered to construct a dwelling house. As 
detailed in Figure 1 (next page), there can be situations where simply constructing a house on 
residential land requires all/or a combination of the following:  
 

• A material change of use permit; 
 

• A building work permit for planning scheme requirements;   
 

• An operational works permit for filling and excavation if separated from the proposed house; 
 

• A concurrence agency referral to council; and 
 

• Potentially a modification of the subdivision approval that created the allotment if a building 
envelope was approved.  
 



 

  

 

Figure 1: Dwelling House Assessment Flowchart – Sunshine Coast Planning Scheme 2014 
 
Certifiers and planners need to carry out this assessment process on each proposed development 
and the outcomes and requirements that apply vary greatly across each local government area.  
 
HIA emphasises that this convoluted assessment process only resolves what permits are required for 
the overall design and siting of a dwelling house and that additional local government and utility 
provider permits can apply prior to and during commencing construction, some common examples 
include:   
 

• Driveway construction permits under local laws or planning schemes; 
 

• Street tree removal permits under local laws or planning schemes;   
 

• Partial road closure permits when delivery trucks or concrete hose pumps temporarily cross 
a footpath;  
 

• A construction work zone permit for unloading of materials or placing a skip bins on a verge;   
 

• Plumbing connections and inspection; and 
 

• Building near or over sewer infrastructure from utility providers;  
 

• Building near or over stormwater infrastructure from local government.  
 

All the above permits necessitate fees and charges from local governments or utility providers which 
are passed onto homebuyers.  



 

  

 

 
 
Recommendations: HIA suggests the following short-term initiatives and broader reforms relating to 
the Building Act and Planning Act:  
 
• Short-Term:  

 
o The Queensland Government should provide industry wide guidance with examples of 

how to define development under the current legislation;  
 

o The State Interest Review process must include a Queensland Government department 
reviewing new planning schemes to ensure building assessment provisions are not 
unlawfully varied or included in proposed planning schemes.  

 
• Broader Reform: HIA supports the QPC’s recommendation for an independent review of the 

Planning Act and Building Act. HIA believes it would be beneficial for the QPC to clearly define the 
purpose and scope of this review, given the wide range of stakeholders with competing interests.  
 
HIA suggests the review of the legislation should aim to:  

 
o Simplify and remove the ambiguity in the definitions of development under the Planning 

Act;  
o Ensure consistent terminology is used across the Building Act and Planning Act; 
o Remove the duplication of assessments and limit the ability for local governments to 

trigger referral under Schedule 9 of the Planning Act; 
o Clarify and simplify the assessment manager for all types of development;   
o Introduce a state-wide mandatory code for the design of detached houses and duplexes 

with streamlined approval processes (as accepted development) in certain 
circumstances; 

o Establish consistent currency periods for development approvals;  
o Introduce consistent rules for overlays including triggers for assessment and assessment 

benchmarks;  
o Introduce a cost-benefit analysis process to any proposed variation of the state-wide 

requirements; and 
o Standardise forms that local governments require when assessing referrals.  
   

Progressing standardised designs for detached housing and townhouses 
HIA supports Preliminary Recommendation 5 in relation to progressing standardised designs for 
detached housing, secondary dwellings, townhouses and apartment buildings. It is emphasised that 
any standardised designs need to be mandatory or an overriding component of the legislation and 
also associated with streamlined approval pathways to be beneficial.  
 
Standardised designs for dwelling Houses – Draft Queensland Housing Code 
In relation to detached housing, the industry has been advised by the government that the 
Queensland Housing Code will not be mandatory, allowing each council to create their own dwelling 
house codes. This completely removes any benefit of developing the code in the first place and 
simply repeats the current situation with QDC MP1.1 and MP1.2, not resulting in genuine benefits in 
productivity.  
 
The proposed Queensland Housing Code will also not apply in Priority Development Areas (PDA) 
where a significant volume of detached house construction occurs in Queensland each year. Industry 









 

  

 

Logan City Council  Increasing minimum lot size by 50sqm in the Low 
Density Residential (Suburban Precinct) Zone and 
reducing the density permitted for Dual 
Occupancies on corner lots in select zones. 
 
Introducing a minimum lot size requirement to the 
Low Density Residential (Small Lot Precinct) 
Zone.  
 
Restricting the number of allotments with a 
smaller frontage.   

‘Housing & Lot Diversity 
Amendment’ – Major 
Amendment No. 3.  

Redland City Council  Proposed amendments to reduce the permitted 
site cover and increase minimum setbacks in the 
Medium Density Residential Zone Code.  
 

‘Medium Density Residential 
Zone Code Review’ (04/20 – 
Major Amendment)  
Not yet adopted 

Gold Coast City Council  While only partly adopted – Several proposed 
changes sought to:  

• Rezone some Medium Density 
Residential Zone to Low-Medium 
Density Residential Zone; 

• Introduction of Impact Assessment 
when exceeding site cover in some 
circumstances;  

• Increasing landscaping and setbacks for 
apartment buildings.  

Major Update 2 & 3 
Amendment Package (v10)  
 
Partly adopted 

Table 5: Recent council planning scheme amendments preventing housing diversity 
 

Recommendations: HIA suggests the following in the relation to standardised design codes in 
Queensland:  
 

Detached Housing – Queensland Housing Code 
 
• The proposed Queensland Housing Code should be mandatory across all local governments and 

Priority Development Areas, meaning it overrides planning schemes;  
 

• Compliance with the Queensland Housing Code should be associated with a streamlined 
approval process (i.e. any design compliant with the provisions of the Queensland Housing Code 
on residential land without relevant overlays should be prohibited from assessment or referral to 
local government); 
 

• The Queensland Housing Code should apply to secondary dwellings as this type of housing is 
part of the definition of a dwelling house; and 
 

• The Queensland Housing Code should be simplified based on industry feedback to reflect the 
commonly constructed dwelling house in Queensland. Over an extensive period of time, HIA 
developed an example state-wide detached housing code which has been attached to this 
response (see Appendix 3). 

 
Disappointingly, Queensland remains one of the few states in Australia without a mandatory state-
wide detached housing code given:  
 

• New South Wales – Exempt and Complying Development;  
• Western Australia – Streamline WA;  
• Victoria – Small Lot Housing Code; and 
• South Australia – Planning and Design Code.  



 

  

 

Other Types of Housing – Gentle Density  
 
• The Queensland Government should introduce a state-wide for ‘Gentle Density’ which is 

mandatory and overrides planning scheme provisions; and 
 

• Compliance with the state-wide code should be associated with a streamlined approval process 
(accepted development) not dissimilar to the NSW Pattern Book. HIA developed a model code for 
Gentle Density based on member feedback and recently constructed developments, which is 
provided in Appendix 4.  

 
 

  



 

  

 

Appendix 2 – HIA Economics – The cost of not having a statewide house code  
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Cost of not having a State-Wide Housing Code in Queensland 
 

Background 

In absence of a single state-wide code for detached housing every new build and renovation project requires any 

or all of the property owner, the designer, the builder and the certifier to assess the proposed project against the 

requirements and constraints of: 

• Local government planning schemes; 

• Approved plans of development;  

• Conditions on the approval of subdivisions; 

• Some state government constraints e.g. transport corridors;  

• Queensland Development Code; and  

• Developers’ covenant.  

 

These assessments all add to the cost of gaining an approval and can also add to the cost of construction. In 

many cases all of these instruments need to be assessed to cover off on all of the aspects of the proposed home, 

adding further to the complexity and cost.  

An estimate of these costs is made below: the list is not exhaustive and attempts to measure orders of magnitude 

given the difficulties with obtaining precise costings.  

The estimates assume 20,000 detached home approvals and 60,000 approvals for renovations in Queensland 

each year. Certifiers have estimated that about half of these 80,000 applications need some level of local 

government planning approval.  
 

1. Cost of establishing development constraints and the potential need for a planning application 
 

While zoning information is readily available on most council websites, information about conditions on subdivision 

development approvals and plans of development are more difficult to find, or even determine if they exist, 

especially on older subdivisions.  

Councils will provide reports on these constraints but at a significant cost and with weeks delay. Such a planning 

report from council would typically cost $500 – $1,000 and take 4 - 6 weeks to prepare.  

Not all detached home projects or renovations would need a detailed investigation like this, but every project 

would need some level of assessment by a designer, builder or certifier, in the first instance to consider whether 

a planning application is needed.  

• A conservative estimate of this initial level of assessment costs $100 per job or $8 million across the 

industry 

If 20% of the half of all homes during this initial assessment determines that a planning application is needed 

purchase a report (averaging $750) from a local government 

• The cost to homeowners would be $6 million 

For the other 80% of the half that do not purchase a local government report it is assumed that they spend an 

equivalent amount undertaking their own assessment of the development constraints 

• The cost would be $24 million  

For those undertaking a new detached build and assuming a $210,000 land value for a delay of 5 weeks at 5% 

the cost to each homeowner for the delay would be $1,010.  

• So the delay cost for all homebuyers needing these searches would be $ 2 million 

For those who undertake their own enquiries the delay is assumed to be one week making 

• The cost of the delay $1.6 million. 

In total search costs to the home buying community are around $40 million. 
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2. Cost of developing different plans for different local government areas 

Among the twenty or so high growth councils in Queensland, no two have the same code for the construction of 

a detached home. If plans of development and subdivision conditions are added to this mix there could easily be 

more than 500 variations of development constraints for a detached home across Queensland. It is estimated 

that there are at least 300 separate and active plans of development South-East Queensland alone: for 

renovations locating old plans of development and subdivision conditions there would be many more.  
 

Display home builders estimate that the cost of amending a standard plan to meet the requirements and 

constraints of a particular lot can be $1,000. Many display home builders have well over 50 standard designs but 

assuming the average display builder has 30 different standard designs that there are 30 of these builders in 

Queensland, and that they need five models of each design to meet the requirements of different councils, and 

each re-design costs $1,000 to undertake. 
 

• The cost on this basis is $4.5 million for display builders only.  
 

The larger builders account for about 20% of the Queensland detached home market, so even if the additional 

design costs for the other 80% of homes was only $200 per home.  
 

• The cost across the industry would be $3.2 million.  
 

There would also be costs associated with the cost of making mistakes: the wrong version of a design being built 

in a particular local council area.  
 

• So in total additional design costs could easily be $8 million. With plans being redeveloped on average 

on a four yearly cycle then the cost would average out at $2 million a year.  
 

3. Homes as displayed may not be able to be built in all local areas leading to sales confusion, redrawing 

of plans, disappointed customers as additional costs are faced or a different home needing to be 

selected. 
  

This impact is difficult to quantify without knowing how often this problem arises, but when it does the cost could 

be significant. Even if it occurred in only 1% of cases and cost $5,000 each to remedy 
 

• The total cost would be $4 million a year.  
 

4. Costs associated with planning applications that can be triggered 
 

It has been estimated that a half of all detached home and renovation projects trigger some kind of development 

application.  
 

When a planning application is triggered, the applicant and their designer will be required to prepared additional 

documentation for submission to council. In addition to the cost of preparing this documentation there are the 

additional costs for council application fees and the costs associated with the extension of the approval 

timeframes.  
 

a. Council fees 

Typical development application fees for a home or renovation approval would be $1,200 with half of all 

jobs needing this approval.  
 

• The total cost each year would be $48 million.  
 

b. Planning reports 

Development applications to council need an associated planning report that covers all of the constraints 

on the site and how the applicant addresses those issues; these reports are not required for a building 

approval. A low level planning report would typically cost $1,800 to prepare, so for the estimated 40,000 

new homes and renovations that need a report 
 

• The total cost each year would be $72 million.  
 

c. Delay costs 

A typical code assessable application would add at least 10 weeks of delay. The cost of the delay time 

would fall mainly on the homeowner as they have paid for land on which they cannot build. Again, assuming 

a conservative $210,000 land value for 10 weeks at 5% the cost to the homeowner would be $2,020. It is 

assumed that there are no delay costs for renovations. 
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Even with a state-wide housing code a proportion of new homes would still trigger a planning application if 

they did not meet the requirements of the state-wide code. If say 5% of applications were in this category, 

then planning applications would not cause the 10 week delay for 9,000 homes.  

• So the cost to the community from planning delays would be $19 million.  

 

5. Inconsistency leading to uncertainty and risk on planning and design outcomes 

The risk of triggering a planning application would encourage some homeowners and developers to adopt 

conservative approaches to housing design, stifling innovation and market responsiveness. The cost of this 

conservatism is difficult to quantify. 

The spreading of innovation housing solutions is slowed by the many council planning codes that need to be 

changed before these new solutions can be adopted across the state. A state-wide code would mean that only 

one code would need to be changed. Again, the benefits from this speed-to-market are hard to quantify.  

6. Costs to local government  

a) Developing their unique codes 

A council could spend $2 million on staff and/or consultants developing their own version of a housing code 

and a further $0.5 million per year maintaining and updating that code. If twenty of the higher growth councils 

adopt their own housing code in this way, the total cost to the community would be a minimum of $10m a 

year.  

 

b) Administering the planning applications that are triggered 

There is an administrative cost associated with opening, assessing and deciding each of the planning 

applications that are made for a detached home each year that could otherwise be approved via a building 

application only. It is assumed that the fees charged by council above would cover council’s costs.   

 

c) Managing constituent expectations in an uncertain environment 

General inquiries from rate-payers about interpreting council-specific housing codes and managing 

associated complaints would be a cost to council that could potentially be avoided if there was a state-wide 

housing code. However these costs are difficult to estimate.  

 

d) Wasting planning expertise on low level planning applications 

These costs are also difficult to estimate but would include the cost of enforcing complex codes when 

complaints are made of alleged non-compliance.   

 

7. Costs associated with disputes and appeals 

The complexity and inconsistency among the council housing codes generates mistakes by applicants and council 

staff which will result in disputes and appeals to the Dispute Resolution Committees or the courts. These will be 

expensive matters for both applicants and council. Each dispute would cost the applicant a minimum of $1,000 

with a similar figure for the council.  

So with a minimum of $2,000 per dispute the cost for say 500 disputes that go to the Disputes Committees alone 

would be a minimum of $1 million. The cost of disputes going to the courts would be considerably higher and 

there would also be costs for those disputes that were resolved prior to a formal procedure.  

8. Costs associated with disputes and appeals 

Councils imposing their own building requirements as part of the housing codes and development approval 

conditions can add unnecessarily to the cost of housing, notwithstanding the council arguments about local 

circumstances. The requirement for recycled water plumbing in some areas where recycled water is not available 

is one example. Councils specifying building material and design features can also add to costs (without even a 

rudimentary cost-benefit assessment of the requirements).  



 

Page 4 of 4 
 

 

 

Conclusion 

The absence of a mandated state-wide housing code is at least $150-200m each year in direct costs and 

considerable additional indirect costs as summarised below.  

 

1  Cost of establishing development constraints and the potential need for a planning 
application 

 

2 Builders need to develop different plans for different local government areas $2m 

3 Homes as displayed may not be able to be built in all local areas leading to sales 
confusion, redrawing of plans, disappointed customers as additional costs are faced 
or a different home needing to be selected.  

$4m 

4 Costs associated with planning applications that can be triggered $139m 

5 Inconsistency leading to uncertainty and risk on planning and design outcomes and 
slow adoption of innovation as changes to many codes are required 

? 

Severe societal cost not 
quantifiable by HIA 

6 Costs to local government  

a. Developing their unique codes a. =$10m 

b. Administering the planning applications that are triggered  

c. Managing constituent expectations in an uncertain environment b., c., d. = ? 

d. Wasting planning expertise on low level planning applications (Severe administration cost 
to council not quantifiable by 

HIA) 

7 Costs associated with disputes and appeals $1m 

8 Costs associated with building-related conditions ? 

Severe financial cost for 
homeowner not easily 

quantifiable 

   

Total                   Minimum $195m per annum 

 

 



 

  

 

Appendix 3 – HIA’s Example Statewide House Code 
  































 

  

 

Appendix 4 – HIA’s Example Model Code for Gentle Density  
 
 
  











































































































 

  

 

Appendix 5 – Supporting information for Recommendation 6  
 
Misconceptions about Queensland’s infrastructure charges framework 

Some parts of the infrastructure charges framework can be complex and several misconceptions 
about developer charges have arisen including:  

• Developer charges pay for all the infrastructure in a project – Charges levied by a local 
government are a contribution towards ‘trunk’ infrastructure networks. Trunk infrastructure is any 
infrastructure that has a wider community benefit outside of the immediate users of a 
development. If a developer provides trunk infrastructure there is process to obtain 
reimbursement for providing this infrastructure which is a fair outcome given the wider 
community benefit.  
 
All other infrastructure for a development that does not have a wider community benefit and only 
benefits immediate residents (e.g. internal roads, sewerage, water & stormwater) is paid for by 
developers (non-trunk infrastructure) during the construction of the development. This cost is 
ultimately reflected in the final price of new housing.   
 

• Developer charges should cover the entire cost of infrastructure – Developer charges were 
introduced in an attempt to have equitable contribution towards ‘trunk’ infrastructure. Other 
sources of funding are available to local governments for the maintenance and construction of 
new infrastructure which should be relied upon including:  

o Rates; 
o Funding through state and national grants and funding programs; and 
o Financing options through the treasury.    

 
• The cap on Infrastructure charges has not increased – The maximum infrastructure charge is 

indexed in accordance with the Producer Price Index for roads and bridge construction derived 
from the ABS.  
 
Indexation occurs annually and this has been explained to local government via a factsheet since 
2016. In terms of recent indexation, previous years has resulted in: 
 

o 2022/2023 – 4.29% increase; and 
o 2023/2024 – 6.29% increase.  

 

If councils have not levied greater charges as permitted under the legislation, than this is due to 
mismanagement of their Infrastructure Charges Resolution or a misunderstanding of their 
powers under the legislation.  

• All developer charges are capped – In practice, developers are subject to charges beyond the 
capped amount which is permitted in the following circumstances:   
 

o Extra Charges outside of a Priority Infrastructure Area – Under existing legislation Councils 
can impose costs beyond the cap for development outside of a priority infrastructure 
area. This occurs via extra payment conditions or infrastructure agreements. This is an 
issue for industry as costs only become known late in the assessment process;  
 

o Extra Payment Conditions inside a Priority Infrastructure Area – The existing legislation 
permits a council to levy extra payment conditions when development will generate 
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Summary 

Taxes and regulatory costs add substantially to the cost of  housing 

■ The total outlay made to acquire a new home includes resource costs (the processes, materials 

and work that go into creating it), statutory taxes (GST, income taxes, stamp duties, etc.), 

regulatory costs (cost increases that are created when government policies restrict the supply 

of land and housing relative to demand), and infrastructure charges (the price charged for 

government services or infrastructure).  

■ In 2023–24, in Sydney, we estimate that of the total outlay made to acquire a new house & 

land package in a Greenfield estate (about $1 182 000), 49 per cent (around $576 000) is 

made up of regulatory costs, statutory taxes and infrastructure charges (which are respectively: 

24 per cent, 19 per cent and 5 per cent of the outlay). 

■ In other cities, as a share of the total outlay, we estimate the regulatory costs, statutory taxes 

and infrastructure charges are Melbourne: 43 per cent, Brisbane: 41 per cent, Perth: 36 per 

cent, Adelaide: 37 per cent, and Hobart: 37 per cent. See Chart 1. 

■ For new apartments in Infill developments, as a share of the total outlay, we estimate the 

regulatory costs, statutory taxes and excessive charges are Sydney: 38 per cent, Melbourne: 32 

per cent, Brisbane: 34 per cent, Perth: 30 per cent, Adelaide: 31 per cent, and Hobart: 33 per 

cent. See Chart 2. 

Regulatory costs on land are driving differences across cities 

■ We estimate the regulatory costs created by the system of zoning and associated development 

controls are more substantial in Sydney Greenfield development than in other cities, and higher 

in Greenfield development than in apartment development. This is the biggest factor driving 

differences in our results. 





 

www.TheCIE.com.au 

 

6 Taxation of the housing sector 

 

1 Introduction and approach 

The Housing Industry Association (HIA Ltd) has commissioned The CIE to perform a bottom-up 

investigation of the magnitude of statutory taxes and regulatory costs in housing costs.  

This project is an update to past analyses by The CIE for HIA estimating these costs in 2010/11 and 

2016/17.  

This short report presents the main results from our analysis, and our methodology at a high level. 

Detailed information about assumptions, calculations, and data sources is contained in the full report.  

Most of this report is devoted to measuring the statutory taxes and regulatory costs in new homes (that 

is: new house & land packages and new apartments). But, as new housing and existing housing are 

substitutes, statutory taxes and regulatory costs that are imposed on new houses will, over time, also 

cause the price of existing housing to rise, which we discuss. 

Interpreting the components of  housing costs 

Resource costs are the activities undertaken and the materials used to create and provide the new 

home. The developer’s job is to source and coordinate these resources. Resource costs include a fair 

developer margin.  

Statutory taxes and other revenue raising measures the government levies/imposes on the 

development process raise revenue that funds government operations and public services. If the 

government decides to increase these measures, this results in an increase in funding for government 

operations and public services; which the new homebuyer may benefit from. 

Regulatory costs are other government measures which increase costs in the development process, but 

which do not create more revenue for the government.  

We also present infrastructure charges separately from other cost categories so the extent to which the 

cost of infrastructure is being borne by housing developers and buyers can be understood.  

Methodology for the bottom up analysis 

We use a 3-step process to analyse the outlay made by the purchaser, as follows. 

■ Step 1: calculate the total outlay made to acquire new housing (financial analysis).  

– For new house & land packages, there is no publicly available data on ‘average’ sale prices. 

Therefore, we compile and synthesise publicly available data that allows us to estimate the costs 

of each step and component in the creation of a new house & land package. We estimate the 

representative transfer price for a new house & land package by summing together the 

estimated cost of each component. The total outlay made to purchase the package is the cost of 

a developed block of land plus the cost of the dwelling plus transaction costs. 
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– UDIA publish data on the median transfer price of new apartments in each city.1 From this 

end-point we work backwards to measure the cost of each component. This report 

■ Step 2: cross check our result for new house & land packages 

– Because our estimate for the representative transfer price for new house & land packages is 

derived by summing separate estimates for individual components, it is necessary to cross-check 

our estimate for the total against data for advertised prices on real-estate websites. As a result of 

our initial cross-checks, we adjust our original assumptions to ensure our estimates broadly 

align with advertised prices.  

– This cross-check is not necessary for new apartments, because we use reported data from UDIA 

on the median price of new apartments. 

■ Step 3: identify resource costs, statutory taxes, regulatory costs and infrastructure charges 

(economic analysis) 

– For each component of each estimate of the outlay made to acquire a new house & land 

package and a new apartment, we identify whether the component is a resource cost, a 

statutory tax (or another government revenue raising measure such as an infrastructure charge) 

or a regulatory cost. For many components this is straight-forward. For example, the land tax 

the developer pays during land development, the GST charged on various costs, and stamp 

duties are statutory taxes. Further, we assume that reported construction costs are resource 

costs. 

– One component, the purchase price of raw land zoned for residential use requires a complicated 

allocation into a resource cost and regulatory cost.  

– We also remove income taxes levied on underlying resources, which are statutory taxes. For 

example, calculated ‘construction costs’ include the cost of the income tax levied on the 

workers engaged by the builder. We capture cascading costs 

An important feature of the various components of the outlay required to buy a new home is their 

inter-dependency. For example, the land tax that is levied on developers during the development 

process is a statutory tax. This land tax is levied on the price the developer pays for the unimproved 

value of the block of raw land, which (we find) includes a component that is a regulatory cost. 

Therefore, the regulatory cost implicit in the raw land value causes the statutory tax to be larger. This 

is sometimes called the ‘cascading effect’ of imposed taxes. The model we have used for our analysis 

allows us to track and estimate these cascading effects.  

 

1  Note that this relates to the price of apartments. Construction cost estimates are not obtained from UDIA, 

with estimates used from Rawlinson’s, Rider Levitt Bucknall and ABS.  
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3 Economic interpretation of  financial results 

Chapter 4 presents our bottom-up estimate for the total outlay required to obtain a new 

house & land package and a new apartment. Here we go through each component and 

identify the resource costs, regulatory costs, statutory taxes and infrastructure charges 

and report the key results.  

New house & land package in a Greenfield estate 

The total outlay new homebuyers make to acquire a new house & land package in 

Greenfield estate in 2023-24 was estimated in Chapter 4. 

Across the 7 cities, the share of the outlay that reflects statutory taxes is broadly similar 

(chart 3.1). A substantial share of these statutory taxes is income tax levied on variable 

resources and GST. These taxes are collected by the Federal Government, via 

systems/rates that do not vary across states. Some state-based taxes such as land tax do 

not vary substantially in their effective rates across states. This explains why statutory 

taxes, when measured as a share of the total outlay, do not vary greatly across cities. 

Across the 7 cities, there is substantial variation in share of the outlay that reflects 

regulatory costs, with the highest shares being in Sydney and Canberra and the lowest in 

Hobart.   

Within regulatory costs, the largest cost is the regulatory cost on land (the fixed 

resource), created by the system of zoning and associated development and land use 

controls. We find this regulatory cost is driven by the system of zoning and associated 

land use and development controls. This regulatory cost is a function of both the system 

of zoning and associated land use and development controls and changes in demand. 

The result implies that Perth’s system has been more responsive to changes in demand 

that Perth has experienced, and Sydney’s system has been less responsive to changes that 

Sydney has experienced. 

Across the 7 cities, there is some variation in the share of the outlay that reflects resource 

costs. It is lowest in Sydney (54 per cent) and highest in Perth (69 per cent). Mostly, this 

reflects variation in the other components (high regulatory costs in Sydney reduce 

resource costs as a share of the total outlay).  













 

www.TheCIE.com.au 

 

16 Taxation of the housing sector 

 

Cutting payroll tax by $500 million in the construction sector (as modelled in Simulation 

A) leads to a reduction in product cost. It shifts the supply curve further out, leading to 

lower prices being paid by house buyers and higher after-tax prices received by the 

producers. As discussed above, because demand is less elastic than supply, the fall in 

consumer price of 0.15 per cent is much larger than the rise in producer price at 0.01 per 

cent. The lower consumer price boosts the demand for new housing, and at the same 

time the higher producer price provides incentive for producers to supply more to meet 

the higher demand of 0.06 per cent. 

With greater reductions in consumer price, the buyers enjoy most of the gain from the tax 

cut, amounting to $645 million measured by the additional consumer surplus (see 

table 4.3). Because the producer price rises only marginally, the sellers gain between $28 

million and $38 million, measured by the additional producer surplus. 

When the lower price of construction products (that is new housing and renovations) 

feeds into the dwellings sector, the price of services provided by new and existing houses 

falls by 0.10 per cent accordingly. Lower prices in turn increase demand by 0.1 to 0.2 per 

cent. Because the taxes are multiplicative of production costs, lower input prices lead to a 

lower tax impost on the suppliers of the dwelling services. As a result, the producer price 

rises by 0.01 to 0.02 per cent, providing the incentive to producers to supply more to meet 

the higher demand. 

The situation in the dwellings sector is similar to the situation in the construction sector 

in that consumers gain more than producers due to the greater reduction in consumer 

price (see tables 4.2 and 4.3). However, with consumers gaining $963 million and 

suppliers gaining between $26 million and $36 million, the proportion of consumer 

surplus to producer surplus is not as large as in the construction sector. This is because 

the supply of existing dwellings is less elastic than the supply of new housing while the 

demand is more elastic for existing dwellings than for new housing. 

The impacts of Simulations B and C are similar in their direction of impact, but the 

magnitude of change varies. 

Two observations may be made from table 4.3. First, in all scenarios the overall 

economic benefit is higher than the $500 million tax cut. This is due to lower taxes, 

which means reduced market distortions and hence the elimination of some portion of 

the pre-existing deadweight losses. The extra benefit above the $500 million tax cuts 

represents the reduction in deadweight losses. 

■ The lower tax that benefits buyers and suppliers causes increases in both the demand 

for, and supply of, housing which results in an expansion of the sector. 

■ Increased activity in housing attracts consumer spending power and supplier 

investment away from other sectors resulting in reduction in activity in other sectors 

which is not included in table 4.3. 

The second and more important observation is that most of the benefits accrue to 

households. This is because prior to the tax cuts, it is the households that bear more tax 

burden than the producers, which is in turn due to the fact that the demand for housing is 

less elastic than the supply. 
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Appendix 7 – Minimum Lot Size Requirements 
  











 

  

 

Appendix 8 – Regulatory barriers associated with prefabricated and modular construction 
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Executive Summary 
Trade shortages loom as a major threat to the Housing Accord’s target of building 1.2 million homes over the 
next five years. The target equates to an average of 240,000 homes per annum and Australia has only come 
close to this level of home building on two occasions in the past. The first was in a single year at the peak of 
the apartment boom of the mid-2010s (232,000 in 2016), and the second was for a single year at the peak of 
the COVID era cycle (228,000 in 2021).  

Adding 240,000 homes per year would be close to meeting the nation’s annual demand for new homes and 
would take pressure off housing costs. However, the question remains whether this level can be reached, and 
whether it can be sustained without widespread delays, longer build times and without excessive growth in 
construction costs.  

One of most critical questions is whether the industry has the workforce capacity to deliver this number of 
homes? Unfortunately, we don’t.  

It is estimated that there are around 277,827 skilled trades workers in the residential building industry spread 
across the industry’s twelve key trade occupations.  

The key trade occupations needed to build homes include carpenters, electricians, plumbers, painters, 
bricklayers, cabinetmakers, plasterers, tilers, concreters, roof tilers, floor finishers, and glaziers.  

This workforce completed around 173,000 homes in 2023, during which time industry surveys continually 
revealed shortages of skilled trades workers even at this much lower volume of home building.  

Achieving the level of new home building activity needed to build 1.2 million homes over five years (240,000 
homes per annum) equates to a 39 per cent increase from the 2023 level.  

To enable the level of home building required to meet the Accord’s target without creating acute labour 
shortages, HIA conservatively estimated that the trades workforce in residential building would need to 
increase by at least 30 per cent. 

A 30 per cent increase in the workforce across these occupations equates to over 83,000 additional trades 
workers!  

Building our domestic workforce always the priority 

There are around 114,000 apprentices currently in training across the twelve key trades for residential 
building. This number is down slightly from the peak in apprentice numbers which occurred following the 
Boosting Apprentice Commencements program that operated during the period affected by the COVID 
pandemic.  

Creating training opportunities for Australian residents should be the preferred workforce development 
strategy for policy makers. In recognition of this, housing supply was made a priority within the National Skills 
Agreement. However, training the number of workers required in the next five years would mean nearly 
doubling the number of apprentices in training. 

Doubliing the number of apprentices in training is an implausible proposition. Firstly, there would need to be a 
huge jump in number of workers willing to take up training in these occupations within the time frame of the 
Housing Accord. Secondly, there would need to be a commensurate increase in number of employers willing 
to take on apprentices. Thirdly, the capacity of the VET sector would need to increase rapidly to 
accommodate the increased student numbers.  

Lastly, there is the issue of timing. It typically takes a year or more before apprentices become productive 
workers, four years to complete their qualification, and even longer to become fully proficient in their trade. 
Skilled trades workers will be required throughout the full five-year window of the Accord’s target, not just in 
the latter stages.  

Skilled migration has a key role to play 

Skilled migration is the other lever in the Government’s control to address the skill shortages. While the 
Federal Government included funding to accelerate visa processing for skilled trades workers in this year’s 
Budget, numbers arriving with the skills we need remain inadequate.  

Data from the Department of Home Affairs shows that there are just 3,644 workers on temporary skill 
shortage visas currently in Australia working in these key trade occupations. This equates to only 0.8 per cent 
of the workforce in these trade occupations. This is small in comparison to other industries and only a share of 
these migrant workers is likely to be working in residential building. 
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Different solutions needed for different trade occupations  

It is important to recognise that each trade occupation faces its own challenges in growing the workforce. 
Some trade occupations have more difficulty growing the workforce than others.  

Indeed, the workforce in some trade occupations have declined significantly over recent years, while others 
have managed modest growth.  

The big three occupations (carpentry, electrical, and plumbing) account for around 65 per cent of the 
workforce in the top twelve trade occupations, yet apprentices in these occupations account for around 83 per 
cent of construction trade apprentices. 

Painters, tilers, plasterers, and roof tilers provide a contrast to the big three. Workers in these four occupations 
account for around 17 per cent of the trade workforce, yet apprentices in these occupations make up just 6 
per cent of construction trade apprentices. Apprentices in training account for less than 10 per cent of the 
workforce in each of these occupations.  

Whilst there is demonstrated shortages across all trade categories, what these findings show is that there is a 
need to consider different solutions for different trade groups and targeted programs to each trade cohort. 

An ageing workforce 

The aging of the workforce is a problem in some key trades. In these trades, a lack of new entrants over the 
years has provided a situation where older workers now account for a disproportionately large share of the 
workforce. Some trade occupations have been topped up by greater numbers of migrant workers, but this is 
not a long term solution.  

The occupations most effected by an aging workforce are bricklaying, floor finishing and plastering. In each of 
these three occupations, the number of workers declined over the ten years between the 2011 and 2021 
national census, and the number of workers in these occupations aged under 25 also declined over this 
period.  

A range of solutions needed 

A range of policy responses will be required if the workforce of skilled trades is to grow to a level that will 
enable the level of home building targeted by the Housing Accord. 

It is likely too late to fully eliminate labour constraints as a barrier to achieving the Housing Accord’s target of 
building 1.2 million homes over the next five years. Nevertheless, it is important that governments take action 
to ensure that this barrier is reduced as quickly as possible.  

The housing shortage that is driving up housing costs for Australian households can only be reduced through 
the efficient delivery of new housing in greater quantities than has been achieved in the past. The workforce of 
housing industry must grow if this is to occur. 
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Summary of recommendations 
More construction trades workers needed 

• The Federal Government partner with industry to deliver a large scale promotion campaign on the 
benefits of taking up a role in the residential building industry highlighting the job and career 
opportunities.  

• Undertake targeted programs for mature aged workers, women and workers from culturally and 
linguistically diverse backgrounds to promote construction trade careers and provide appropriate 
financial and mentoring support that enable these workers to succeed. 

Boosting the number of apprentices in training 

• Increase and make a long-term commitment to a stable arrangement of apprentice and employer 
subsidies to encourage more employers to take on apprentices and to support apprentices through their 
apprenticeships. 

• Invest in industry-based mentoring programs to provide support for apprentices that is relevant to their 
careers and support for employers that is relevant to their business. 

• Ensure that financial incentives for apprentices do not interact to erode the benefit of wage progression 
throughout the apprenticeship.  

• Provide apprentices with a $1,000 tool bonus program starter kit and a $500 supplement per year of the 
apprenticeship.  

The aging trades workforce 

• Provide additional resources for Jobs and Skills Councils to develop comprehensive workforce 
development campaigns specific to each of the construction trade occupations facing the greatest 
challenges due to an aging of the workforce. These occupations include bricklayers, plasterers, floor 
finishers, tilers, glaziers and cabinet makers.  

• Campaigns should provide industry based mentoring for new entrants, additional support for 
experienced trades workers to train new entrants, and support for older workers transitioning out of trade 
careers to remain in the industry. 

Making better use of the skilled migration system 

• Support industry to expand recruitment programs in overseas markets. 

• Streamline immigration pathways for workers in construction trade occupations. 

• Support industry to develop programs to upskill migrant workers in local industry practices to boost 
industry’s confidence in the skilled migration system. 

• Develop a construction trade contractor visa that enables skilled migrants to operate as trade 
contractors.  

• Enable overseas students to undertake apprenticeships in construction trades. 

• Provide clear pathways to permanent residency for temporary workers in construction trade occupations.
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Introduction 
Building 1.2 million homes over the next five years will require a considerable increase in the number of skilled 
trades workers in the residential building industry. It is feasible that the housing industry will require more than 
83,000 additional trades workers across the industry’s twelve most important trade occupations to achieve this 
level of construction.  

Building 1.2 million homes over five years equates to an average of 240,000 homes per annum. This is a 
higher level of home building than has ever been achieved in Australia in the past. Furthermore, at the mid-
point of 2024 the residential building industry is operating at level that is likely to deliver only 160,000 homes 
in the current financial year. Reaching the Housing Accord’s target will require a level of output that is 50 per 
cent above the current level. 

Australia has come close to reaching an annual total of 240,000 new homes on two occasions in the past. The 
first was in 2016 at the height of the apartment construction boom in the east coast capital cities (234,000 
homes commenced), and the second was in 2021 when the Home Builder incentive scheme and low interest 
rates stimulated nationwide demand (primarily for detached houses). 

During both of these periods there was considerable disruption to the industry due to shortages of skilled 
labour. The inability of builders to have the required skilled trades workers onsite when scheduled resulted in 
delays achieving project milestones and rising project costs.  

The cost of labour shortages is shouldered by both businesses and home buyers. The community also bears 
a cost, as higher construction costs ultimately result in fewer homes being built to meet the needs of a growing 
population which puts pressure on rental and home purchase prices. 

The trades workforce available to the residential building industry can be increased through several avenues: 
firstly, by ensuring that there are training opportunities for people looking to begin a career in the industry; 
secondly, through skilled migration; and thirdly, by attracting workers from other industries or segments of the 
construction industry.  

This report presents an analysis of the sources of growth for the workforce in the key trade occupations 
required for residential building and presents an estimate of the number of additional workers in each key 
trade that would enable the housing industry’s output to reach the Housing Accord’s target level without 
causing undue disruption to build times or construction costs.  
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More construction trades workers needed 
It is estimated that there are currently 277,827 skilled trades workers in the residential building industry 
working in the industry’s twelve key trade occupations. These occupations include Carpenter, Electrician, 
Plumber, Painter, Bricklayer, Cabinetmaker, Plasterer, Tiler, Concreter, Roof Tiler, Floor Finisher, and Glazier.  

This workforce completed around 173,000 homes in 2023, during which industry surveys consistently reported 
shortages of skilled trades workers across the key occupations. Achieving the average annual level of new 
home completions needed to build 1.2 million homes over five years (240,000 homes per annum) equates to 
a 39 per cent increase from the 2023 level. 

To enable the level of home building required to meet the Accord’s target without worsening labour shortages, 
it is conservatively estimated that the trades workforce in residential building would need to increase by at 
least 30 per cent.  

The table below presents estimates of trades workforce in each key trade occupation currently working in 
residential building and the additional workers that would be required by a 30 per cent increase. 

 

It is estimated that the residential building industry will need an additional 83,348 more workers in the top 12 
construction trades to achieve meet demand for new home building under the Housing Accord.  

This estimate represents the net increase in the workforce that will be required. The number of new additions 
to the workforce will need to be even greater than this to offset the number of workers leaving the industry 
through retirement or career change. 

Achieving an increase of this magnitude seems implausible as it would require significant reprioritisation of 
policy objectives. This would be through substantially increasing the number of workers in training, enabling a 
considerably larger number of migrants with trade skills to work in Australia, and by delaying projects in other 
segments of the construction industry to free up existing workers. 

There must be a concerted effort to attract more workers into the residential building industry. The magnitude 
of the task ahead was given recognition in early 2024 when the Skills and Workforce Ministerial Council 
agreed to make housing supply a priority under the National Skills Agreement.  

Recommendations: 

• The Federal Government partner with industry to deliver a large scale promotion campaign on the 
benefits of taking up a role in the residential building industry highlighting the job and career 
opportunities.  

• Undertake targeted programs for mature aged workers, women and workers from culturally and 
linguistically diverse backgrounds to promote construction trade careers and provide appropriate 
financial and mentoring support that enable these workers to succeed. 

  

Current number of 

workers

Additional workers 

required 

Carpenter 73,399 22,020

Electrician 57,723 17,317

Plumber 39,663 11,899

Painter 26,774 8,032

Bricklayer 15,059 4,518

Cabinetmaker 14,693 4,408

Plasterer 11,826 3,548

Tiler 11,405 3,421

Concreter 10,421 3,126

Roof Tiler 6,384 1,915

Floor Finisher 6,016 1,805

Glazier 4,465 1,339

Total 277,827 83,348

Source: HIA
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Over the last 20 years, bricklayers have been in the most acute shortage, followed closely by tilers and 
roofers. The index tracking the availability of bricklayers has reported surplus availability in only two of the 80 
surveys conducted over the last 20 years, these occurred during the second half of 2012. 

A surplus of tilers has been recorded in just three surveys in the last 20 years while a surplus of roofers has 
been recorded on nine occasions. The last time that a surplus of tilers was recorded was during the March 
quarter of 2013, while the last surplus of roofers was recorded in the June quarter of 2013. 

At the other end of the spectrum, the index tracking availability of electricians has recorded the most frequent 
surpluses, followed by landscapers, and plumbers. Surplus availability of electricians has been recorded in 32 
of the 80 surveys undertaken over the last 20 years, 29 times for landscapers and 23 times for plumbers. 

While trades availability has been gradually improving since late 2022, all trades remain in shortage. This 
provides for a run of 15 consecutive quarters where all trades have been in shortage. This is the longest 
enduring period of trades shortages in the index’s 20 year history.  
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Construction trades workers in residential building  
The construction industry in Australia undertakes a broad range of construction projects, however, residential 
building accounts for the largest share of industry activity.  

National accounts show that construction work for residential building accounted for 51 per cent of Australia’s 
total expenditure on construction over the last five years, with engineering construction work accounting for 26 
per cent and work on non-residential buildings accounting for the remaining 23 per cent.  

The amount and relative share of construction work undertaken in each segment of the industry change with 
economic cycles. The skills of many construction trade workers are transferable across a wide range of 
construction projects.  

The degree of transferability of trade skills across each industry segment varies across the trade occupations. 
For example, the skillset of electricians is in demand across all segments of the construction industry, in 
contrast demand for roof tilers is almost exclusively in residential building. 

Transferability enables skilled workers to move throughout the industry as the sources of demand for skilled 
workers change.  

Each segment of the industry competes to attract the workforce required throughout industry cycles. 
Competition for skilled trade workers is most acute when all segments of construction are increasing or 
achieving high levels of output.  

Trades workers are engaged in work in a range of ways which differ throughout the industry. Some workers 
are employed by construction contracting businesses, while others operate as self-employed independent 
contractors.  

Workers engaged by construction contracting businesses typically work on larger value construction projects 
which are more characteristic of engineering construction, commercial building construction, and can include 
apartment buildings. It is more common for trades workers in the housing industry to operate as independent 
contractors.  

The number of skilled trades workers in the industry is largely inelastic in response to short term fluctuations in 
demand throughout economic cycles. The unresponsiveness of supply is due to the time required to train 
workers, while use of the skilled migration system to fill skills shortages has been minimal.  

The labour market for skilled trades workers is competitive. Businesses in the residential building industry are 
competing with businesses in other segments of the construction industry to attract the trades workers they 
require. Competition to attract workers is more intense when the aggregate demand for skilled trades workers 
is increasing.  

This is likely to be the situation over the years ahead. The significant pipeline of public sector construction 
activity set to be underway at the same time as Government seeks to increase the volume of home building to 
meet the targets set in the Housing Accord will result in a greater aggregate demand for trades workers.  

The extent to which governments (federal and state/territory) are actively working to accommodate higher 
levels of home building over the next five years through improved sequencing of construction projects is 
difficult to evaluate. However, decisions makers will need to prioritise housing supply if the Accord’s target is 
to be achieved. 
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Boosting the number of apprentices in training  
There are around 114,000 apprentices currently in training across the twelve key trades for residential 
building. This number is down slightly from the peak in apprentice numbers which occurred following the 
Boosting Apprentice Commencements program that operated during the period affected by the COVID 
pandemic.  

Creating training opportunities for Australian residents should be the preferred workforce development 
strategy for policy makers. In recognition of this, housing supply was made a priority within the National Skills 
Agreement. However, the sheer number of workers required to meet the Housing Accord’s target is unlikely to 
be achieved by training new workers alone. 

Firstly, it is unclear whether there are enough workers willing to take up training in these occupations within 
the time frame of the Housing Accord. Secondly, there would need to be a commensurate number of 
employers willing to create an employment opportunity for a greater number of apprentices. Thirdly, the VET 
sector is unlikely to have the ability to scale up the sector’s capacity to accommodate an increase in student 
numbers of this scale.  

While additional workers are required across all key trade occupations in residential building, there are a 
range of challenges in attracting and training new workers in each occupation.  

 

The big three occupations (carpentry, electrical, and plumbing) account for around 65 per cent of the 
workforce in the top twelve trade occupations, yet apprentices in these occupations account for around 83 per 
cent of construction trade apprentices. Furthermore, the number of workers in training in each of these 
occupations account for around a third of the total work force in each.  

This suggests that attracting workers to these occupations and providing training opportunities may be less 
problematic than in other construction trade occupations albeit there is still demonstrated shortages across 
these trades that will only become more pronounced in the years to come.  

It is possible that electrical and plumbing qualifications hold greater appeal to due to the close nexus between 
the qualification and the requirements of licencing authorities. Licencing requirements creates an additional 
barrier to entry into these occupations and contributes to a perception that these are qualifications more 
valuable or more desirable to attain.  

The carpentry qualification may also hold strong appeal as it provides foundational skills for workers in the 
construction industry, the occupation encompasses a wide range of specialisations, and a carpentry 
apprenticeship is a common entry pathway for those who wish to undertake further study to facilitate career 
progression, including becoming a licenced builder. 

Painters, tilers, plasterers, bricklayers and roof tilers provide a contrast to the big three. Workers in these five 
occupations account for around 17 per cent of the trades workforce, yet apprentices in these occupations 
make up just 6 per cent of construction trade apprentices. Apprentices in training account for less than 10 per 
cent of the workforce in each of these occupations.  

The disparity in apprentice participation across the key residential building trades suggests that occupation 
specific factors may be playing a significant role in apprentice participation rates. Identifying and addressing 

Apprenitces in 

training 

Apprentice share of 

workforce

Electrician 41,537 32.4%

Carpenter 35,111 33.5%

Plumber 21,086 27.6%

Cabinetmaker 4,966 22.0%

Painter 3,036 7.4%

Bricklayer 2,306 13.8%

Plasterer 1,662 9.1%

Tiler 1,417 8.1%

Glazier 1,086 12.6%

Floor Finisher 913 11.4%

Roof Tiler 550 8.6%

Concreter 499 1.7%

Total 114,169 23.9%

Source: HIA
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the occupation specific barriers to apprentice participation in trades with low participation may be beneficial 
boosting the workforce capacity in these key occupations. 

The apprenticeship training model has broad support within the industry, however, the experience of engaging 
with the apprenticeship system is a source of frustration for many participants including apprentices, 
employers and VET providers.  

It is acknowledged that a review of the Australian Apprenticeship Incentive System has recently been 
undertaken. It will be very important that any reforms arising from the review result in a system which is more 
attractive to prospective apprentices and employers.  

Recommendations 

• Increase and make a long-term commitment to a stable arrangement of apprentice and employer 
subsidies to encourage more employers to take on apprentices and to support apprentices through their 
apprenticeships. 

• Invest in industry-based mentoring programs to provide support for apprentices that is relevant to their 
careers and support for employers that is relevant to their business. 

• Ensure that financial incentives for apprentices do not interact to erode the benefit of wage progression 
throughout the apprenticeship.  

• Provide apprentices with a $1,000 tool bonus program starter kit and a $500 supplement per year of the 
apprenticeship. 
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The aging trades workforce 
The workforce in several construction trade occupations have an older age profile, whereby older workers 
make up a greater share of the occupation’s workforce. In these occupations, retirements over the years 
ahead are likely to account for a larger share of the workforce. A large number of workers exiting the industry 
will offset a large share of the new entrants. This dynamic will make achieving a net growth in the workforce 
more challenging.  

The occupations most effected by an aging workforce are bricklaying, floor finishing and plastering. In each of 
these three occupations, the number of workers declined over the ten years between the 2011 and 2021 
national census, and the number of workers in these occupations aged under 25 also declined over this 
period.  

Plasterers:  

• The workforce of plasterers declined by 11 per cent between the 2011 and 2021 census, 

• The number of plasters aged under 25 declined by 40 per cent over the decade;  

• Young workers in plastering declined from a 19 per cent share of the workforce in 2011 to just 13 per 
cent in 2021. 

Bricklayers: 

• The workforce of bricklayers declined be 13 per cent over the decade to 2021; 

• The number of bricklayers aged under 25 declined by 34 per cent over the decade;  

• Young bricklayers accounted for just 16 per cent of the workforce in 2021, down from 21 per cent in 
2011.  

Floor Finishers:  

• The number floor finishers declined by 8 per cent between 2011 and 2021; 

• The number of floor finishes aged under 25 declined by 22 per cent over this time frame; 

• The share of floor finishers who are aged under 25 declined from 17 per cent in 2011 to 14 per cent in 
2021.  

A second group of trade occupations are also facing challenges, although they are less at risk than the three 
mentioned above. These occupations achieved growth in the workforce over the decade but saw the number 
of younger workers decline. This group includes glaziers, tilers, cabinet makers and painters.  

The number of glaziers aged under 25 declined by 16 per cent, the number of young tilers declined by 13 per 
cent, the number of young cabinet makers declined by 11 per cent and the number of young painters declined 
by 8 per cent.  

Despite the decline in younger workers entering the glazing, painting and tiling trade over the decade to 2021 
the total number of workers in these occupations increased. Immigration data suggests that these occupations 
attracted a proportionately greater share of migrant workers in trade occupations. Tiling stands out amongst 
these occupations as a large number of migrant workers contributed to a 21 per cent increase in the 
workforce between 2011 and 2021. 

Demographic developments in the workforce of carpenters, electricians and plumbers present a distinct 
contrast to those mentioned above. The plumbing workforce grew by 20 per cent between 2011 and 2021, 
including a 17 per cent increase in the workforce aged under 25.  

The carpentry workforce increased by 15 per cent in decade to 2021 including a 21 per cent increase in 
workers aged under 25. The number of electricians increased by 19 per cent between the 2011 and 2021 
census, although the workforce aged under 25 increased by a more modest 3 per cent.  

While these three trades recorded a reasonably strong increase in numbers, the share of the workforce aged 
under 25 in each occupation still posted a small decline over the decade. 

The aging workforce presents a significant challenge for the construction industry. Having too few younger 
workers entering the industry risks a hollowing out of the workforce in these key occupations when older 
workers exit the industry.  

The decline in the share of workers aged under 25 over the last decade was evident across all key trade 
occupations, which suggests that all trade occupations are at risk of hollowing out. However, the fact that the 
total number of plasterers, bricklayers and floor finishers declined over the last decade suggests that the 
workforce has already began hollowing out.  
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Recommendations 

• Provide additional resources for Jobs and Skills Councils to develop comprehensive workforce 
development campaigns specific to each of the construction trade occupations facing the greatest 
challenges due to an aging of the workforce. These occupations include bricklayers, plasterers, floor 
finishers, tilers, glaziers and cabinet makers.  

• Campaigns should provide industry based mentoring for new entrants, additional support for 
experienced trades workers to train new entrants, and support for older workers transitioning out of trade 
careers to remain in the industry. 
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Making better use of the skilled migration system 
The migration system makes it more difficult for people in trade occupations to migrate to Australia when 
compared to other occupations. Consequently, many businesses in the building industry do not consider 
skilled migration to be a viable way to address skill shortages.  

Census data shows that only 24.2 per cent of workers in the Australian construction industry are migrants, this 
ranks 16th out of the Australia’s 19 major industry sectors. The construction industry is well short of the 
national average of 32 per cent. The finance and insurance services sector has Australia’s largest share of 
migrant workers at 39.6 per cent. 

This outcome reflects a bias within the migration system which favours workers with tertiary qualifications over 
trade qualifications. In context of the role that the shortage of skilled trade workers has played in supplying too 
few homes to meet the needs of the population it is appropriate to evaluate whether these policy settings are 
appropriate. 

 

Migrant workforce 

The construction industry has not attracted a proportionate share of the migrant workers who come to 
Australia. The construction industry accounts for 9 per cent of Australia’s total workforce, yet only 6.4 per cent 
of those who migrated to Australia over the last decade are working in the industry. This 2.6 percentage point 
gap ranks as third largest amongst the 19 major industry sectors, only the public administration and education 
and training sectors have a lower share of migrant workers.  

According to the latest Census around 13 per cent of Australia’s workforce are non-citizens but the share in 
the construction industry falls short of the average. Only 11 per cent of the construction workforce are non-
citizens, and only 10 per cent of workers in the 12 most important trade occupations for residential building are 
non-citizens.  

The workforce of the accommodation and food services sector has the largest share of workers who are non-
citizens with 22 per cent, followed by the administrative and support services workforce with 20 per cent. The 
public administration and safety sector and education and training sector have the lowest share of non-
citizens in their workforce with 5.3 per cent and 8.6 per cent, respectively. 
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Temporary Skill Shortage visa holders 

Workers in the 12 key trades required for residential building accounted for just 3.6 per cent of Temporary Skill 
Shortage (TSS) visas granted in the year to June 2024. Furthermore, it is important to note that these workers 
are working across commercial and other types of construction, not exclusively residential.  

The temporary skilled worker visa system was designed to be a demand-driven system that enabled industry 
to address short term labour shortages when they arise, operating on the assumption that long term labour 
needs will be met through training of local workers. Despite the persistent shortage of workers and inadequate 
number of workers being trained, there are still very few construction trades workers on temporary skilled 
worker visas in Australia.  

The number of construction trades workers coming into Australia on TSS visas is very low in comparison to 
other industries. For example, chefs accounted for 4.4 per cent of TSS visas granted to over this period and 
cooks accounted for a further 1.3 per cent of TSS visas granted. The number of TSS visas granted chefs 
alone is considerably larger than the combined total of all TSS visas granted to workers in all the key trade 
occupations required for residential building. 

The migrant construction trades workers on TSS visas account for a very small share of the industry’s 
workforce. Visas granted over 2023-24 financial year equate to just 0.4 per cent of workers in the key trades 
required for residential building. In contrast, visas granted for Chefs and Cooks in this period equate to around 
1.5 per cent of the workforce in those occupations. The construction industry would need six times the number 
of TSS visas granted for workers in the key residential trades to reach the same share of the workforce as 
chefs and cooks.  

Within the key construction trade occupations, some have higher rates of skilled migration while others have 
very little. The lowest rate of TSS visa holders is in electrical and plumbing, where local licencing requirements 
present additional barriers for migrant workers. At the other end of the spectrum, glaziers painters and tilers 
have a higher proportion of TSS visa holders. It is noteworthy that painters and tilers are also the occupations 
with relatively low numbers of apprentices in training.  

Australia is competing in global market to attract skilled workers to fill labour shortages and boost national 
productivity. With many countries facing shortages of skilled trades workers, employers are confronted with a 
challenging environment when going to market to recruit workers to Australia.  

  

Accommodation and Food Services 21.7%

Administrative and Support Services 20.4%
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Manufacturing 15.2%
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Mining 10.0%

Electricity, Gas, Water and Waste Services 9.8%

Arts and Recreation Services 9.5%
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Recommendations: 

• Support industry to expand recruitment programs in overseas markets. 

• Streamline immigration pathways for workers in construction trade occupations. 

• Support industry to develop programs to upskill migrant workers in local industry practices to boost 
industry’s confidence in the skilled migration system 

• Develop a construction trade contractor visa that enables skilled migrants to operate as trade 
contractors.  

• Enable overseas students to undertake apprenticeships in construction trades. 

• Provide clear pathways to permanent residency for temporary workers in construction trade occupations. 
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Summarising the composition of the trades workforce 

 

• Electricians have the largest workforce within the key construction trades and achieved one of the 
highest rates of growth between the 2011 and 2021 census (equivalent to 1.8 per cent per annum).  

• The workforce aged under 25 grew by 3 per cent over the 2011-2021 decade, while still positive this is 
considerably smaller than growth in younger workers in the plumbing and carpentry trades.  

• Apprentice electricians account for the second largest share of the workforce compared with other 
trades. 

• There are very few electricians with Temporary Skill Shortage visas in Australia, the lowest uptake of 
skilled migration across the key construction trades. 

• This report identifies that to achieve the Housing Accord target there needs to be an additional 17,317 
electricians. 

 

• Carpenters (including joiners) are the second largest trade occupation, and the workforce achieved 
relatively strong growth of 15 per cent over the last decade (1.4 per cent per annum).  

• The workforce of carpenters aged under 25 grew by 12 percent over the decade. While this was 
reasonably strong growth it still resulted in the under 25 cohort accounting for a smaller share of the 
workforce. 

• Carpentry apprentices account for a larger share of the workforce than in any of the other key 
construction trades.  
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• Migrant carpenters account for the largest number of Temporary Skill Shortage visa holders in the key 
construction trades (862), however this is a very small share of the carpentry workforce. 

• This report identifies that to achieve the Housing Accord target there needs to be an additional 22,020 
carpenters. 

  

• The workforce of plumbers achieved the second strongest growth between the 2011 and 2021 census, 
equivalent to annual growth of 1.8 per cent.  

• The workforce of plumbers aged under 25 recoded growth of 17 per cent over the 2011-2021 decade, 
which was the strongest growth across the 12 key trades. 

• Apprentice plumbers account for the third highest share of the occupation’s workforce, ranking behind 
carpentry and electricians. 

• There are only 457 migrant plumbers on Temporary Skill Shortage visas in Australia, which is a very 
small share of the workforce.  

• This report identifies that to achieve the Housing Accord target there needs to be an additional 11,899 
plumbers. 

 

• The workforce of painters grew modestly over the decade between the 2011 and 2021 censuses, with 3 
per cent growth over the decade which is equivalent to only 0.4 per cent per year. 
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• The number of painters aged under 25 declined by 8 per cent over the 2011-2021 decade, and 
accordingly the younger cohort account for a smaller share of the occupation’s workforce. 

• There are very few apprentices undertaking apprenticeships in painting trades. Painting apprentices 
account for the smallest share of the occupation’s workforce when compared to the other key trades.  

• Painters on Temporary Skill Shortage visas account for the second largest share of the workforce when 
compared to other trades. 

• This report identifies that to achieve the Housing Accord target there needs to be an additional 8,032 
painters. 

 

• The workforce of concreters recorded reasonably strong growth of 12 per cent between 2011 and 2021. 
This included the under 25 cohort growing by 10 per cent. 

• The concreting occupation is unique amongst the other key trades in this report as it is not included in 
the ANZSCO classification system at skill level three alongside other key trades, rather it is included at 
skill level five alongside labouring occupations. This classification impacts arrangements for funding of 
training and eligibility for skilled migration. 

• Given that concreting is not classified as a trade occupation there are very few apprentices undertaking a 
qualification specific to concreting. It is likely that apprentices working in concreting are undertaking the 
carpentry qualification which includes training in formwork. 

• The concreting occupation has not been on the list of occupations eligible for Temporary Skill Shortage 
visas. 

• This report identifies that to achieve the Housing Accord target there needs to be an additional 3,126 
concreters.  
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• The workforce of cabinetmakers grew modestly over decade from 2011 to 2021, with growth of 5 per 
cent across the decade equivalent to 0.5 per cent per year. However, the number of workers aged under 
25 in this occupation declined by 11 per cent during this ten year period.  

• The nature of a cabinetmaking apprenticeship differs to most other occupations covered in this report as 
much of the work is undertaken in a manufacturing environment rather than onsite.  

• Relative to the size of the workforce of cabinetmakers, the number of apprentices in training is 
reasonably strong. Apprentice participation in cabinetmaking ranks fourth behind carpentry, electricians 
and plumbers. 

• The number of migrant workers on Temporary Skill Shortage visas in this occupation relative to the size 
the workforce is above the average for the trades covered in this report.  

• This report identifies that to achieve the Housing Accord target there needs to be an additional 4,408 
cabinetmakers. 

 

• The workforce of plasterers declined by 11 per cent between the 2011 and 2021 census. Critically, this 
decline included a 40 per cent decline in the number of plasterers aged under 25.  

• The number of apprentices in training is very low relative to the size of the workforce in this occupation.  

• The number of Temporary Skill Shortage visa holders working as plasterers is very low relative to the 
size of the workforce in this occupation.  

• This report identifies that to achieve the Housing Accord target there needs to be an additional 3,584 
plasterers. 
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• The workforce of tilers recorded the strongest growth between 2011 and 2021 when compared to the 
other trade occupations covered in this report. This growth was driven by a particularly large increase in 
migrants working in this occupation, of which only a small share are TSS visa holders.  

• The workforce of tilers grew by 21 per cent over the decade to 2021, equivalent to annual growth of 1.9 
per cent.  

• Despite strong growth in the workforce overall, the number of workers aged under 25 declined by 13 per 
cent over this 10 year period.  

• The number of apprentice tilers is very low compared to the size of the workforce, ranking as the second 
lowest share when compared to the other key occupations.  

• While still a small percentage of the workforce, the number of tilers on TSS visas is relatively high 
compared to the other trade occupations in this report. 

• This report identifies that to achieve the Housing Accord target there needs to be an additional 3,421 
tilers. 

 

• The workforce of bricklayers recorded a decline of 13 per cent between 2011 and 2021, the largest 
decline of all occupations in this report.  

• It is concerning that the decline in the workforce was driven by a substantial 34 per cent decline in the 
number of bricklayers aged under 25.  
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• The absence of younger workers has driven up the average age of the bricklayer workforce. The share 
of bricklayers aged over 50 increased from 25 per cent in 2011 to 28 per cent in 2021. 

• There are a small number of migrant bricklayers in Australia on TSS visas. The number of TSS visa 
holders relative to the size of the local bricklayer workforce is slightly higher than some of the other 
occupations in this report. 

• This report identifies that to achieve the Housing Accord target there needs to be an additional 4,518 
bricklayers. 

 

• Relative to the size of the domestic workforce of glaziers, this occupation has the largest share of TSS 
visa holders.  

• The workforce of glaziers grew modestly over the decade to 2021, with an increase of 5 per cent over 
this period. 

• Despite growth in the total workforce of glaziers, the number of workers aged under 25 declined by 16 
per cent of this 10 year period.  

• The share of the workforce aged under 25 declined from 20 per cent in 2011 to just 15 per cent in 2021. 

• This report identifies that to achieve the Housing Accord target there needs to be an additional 1,339 
glaziers.  

 

• Between 2011 and 2021 the number of floor finishers declined by 8 per cent, this was the third poorest 
performing occupation amongst the twelve trades covered in this report.  

8,586 

1,086 

299 

 -

 1,000

 2,000

 3,000

 4,000

 5,000

 6,000

 7,000

 8,000

 9,000

 10,000

Total workers Apprentices in training TSS visa holders in Australia

Composition of Workforce: Glazier
Source: HIA, ABS Census, NCVER, Depatment of Home Affairs

8,021 

913 

74 
 -

 1,000

 2,000

 3,000

 4,000

 5,000

 6,000

 7,000

 8,000

 9,000

Total workers Apprentices in training TSS visa holders in Australia

Composition of Workforce: Floor Finisher
Source: HIA, ABS Census, NCVER, Depatment of Home Affairs



All hands on deck – October 2024  Page 23 of 26 

• The decline in the workforce over the decade to 2021 included a 22 per cent decline in the workforce 
aged under 25.  

• There are a small number of migrant workers on TSS visas working as floor finishers, which relative to 
the size of the workforce is on par with the average across the trades covered in this report.  

• Relative to the size of the floor finisher workforce, the number of apprentices in training is quite small. 

• This report identifies that to achieve the Housing Accord target there needs to be an additional 1,805 
floor finishers.  

 

• While the workforce of roof tilers is small in comparison to the other trade occupations on this list, the 
vast majority of work done by this workforce is in residential building. 

• The workforce of roof tilers grew by just 2 per cent over the decade to 2021, equivalent to growth of just 
0.2 per cent per annum.  

• The workforce of roof tilers has the youngest age profile across the occupations covered in this report 
with 28.3 per cent of workers aged under 25 (narrowly ahead of carpenters with 27.7). The physical 
nature of work and agility required to perform this occupation results in workers leaving at a younger age 
than other trades.  

• Despite the younger age profile, the workforce of roof tilers aged under 25 declined very slightly (-0.2 per 
cent) over the ten year period to 2021. 

• Relative to the size of the workforce of roof tilers in training is small, ranking fourth smallest of the trades 
covered by this report.  

• There are very few skilled migrants with TSS visas working as roof tilers. 

• This report identifies that to achieve the Housing Accord target there needs to be an additional 1,915 roof 
tilers. 
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About the Housing Industry Association 
The Housing Industry Association (HIA) is Australia’s only national industry association representing the 
interests of the residential building industry. 

As the voice of the residential building industry, HIA represents a membership of 60,000 across Australia. Our 
members are involved in delivering on average more than 170,000 new homes each year through the 
construction of new housing estates, detached homes, low & medium-density housing developments, 
apartment buildings and completing renovations on Australia’s 10 million existing homes. 

HIA members comprise a diverse mix of companies, including large builders delivering thousands of new 
homes a year through to small and medium home builders delivering one or more custom built homes a year, 
building product manufacturers and suppliers, and businesses providing professional and allied services. 

The residential building industry is one of Australia’s most dynamic, innovative and efficient service industries 
and is a key driver of the Australian economy. The residential building industry has a wide reach into the 
manufacturing, supply and retail sectors.  

Contributing over $100 billion per annum and accounting for 5.8 per cent of Gross Domestic Product, the 
residential building industry employs over one million people, representing tens of thousands of small 
businesses and over 200,000 sub-contractors reliant on the industry for their livelihood.  

The association operates offices in 22 centres around the nation providing a wide range of advocacy, 
business support services and products for members, including legal, technical, planning, workplace health 
and safety and business compliance advice, along with training services, contracts and stationery, industry 
awards for excellence, and member only discounts on goods and services. 

 





 

  

 

Appendix 10 – HIA’s Stamp Duty Watch Report 
 
 

 
























