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Key Portfolio Issues 

Budget 2026 introduces substantive reforms to capital gains tax and negative gearing on 
new housing investment. The measures are expected to support first homebuyers by 
moderating investment activity in established property. However, while the reforms are 
welcome, they frame a budget focused on unlocking new housing supply through 
supporting private delivery and homeownership, rather than fundamentally reshaping 
housing affordability across the system. They will do little to address the housing crisis 
faced by growing numbers of Australian women, including women and children escaping 
violence, older single women and women dependent on income support. A commitment 
to lift the lowest income households out of poverty through building secure social 
housing is needed to address the shortfall of over 200,000 affordable homes nationally. 

Budget Measures 
The Budget allocates $2.9 billion to housing programs, primarily through the National 
Agreement on Social Housing and Homelessness and National Partnership payments, 
the latter including some new measures to support private housing delivery (Budget 
Paper 3, p. 64).  

Supporting housing supply and homeownership 

The Government’s 100,000 Homes for First Home Buyers program consists of two 
components. The first component is delivered through agreements with states and 
territories and a budget allocation of $829 million to fund the direct construction of new 
homes over five years from 2025-26 (Budget Paper 3, p.64). Component 2 is an 
expansion of the 5% Deposit Scheme (formerly the Home Guarantee Scheme), where 

https://www.pbo.gov.au/sites/default/files/2025-05/PBO-ECR-2025-1344-Delivering%20100%2C000%20homes%20and%205%20percent%20deposits%20for%20all%20first%20home%20buyers.pdf
https://www.pbo.gov.au/sites/default/files/2025-05/PBO-ECR-2025-1344-Delivering%20100%2C000%20homes%20and%205%20percent%20deposits%20for%20all%20first%20home%20buyers.pdf


first home buyers can apply for assistance under the general stream, designed for first 
home buyers or those who have not owned property in Australia for 10 years or the 
single parent stream for first home purchase or re-entering the housing market. 
Guarantees are for up to 15 per cent and 18 per cent of property value, respectively, via 
participating lenders (Budget Paper 1, p28). The Help to Buy Scheme continues to 
support first home buyers, bridging the deposit gap (Budget Paper 1, p28). The New 
Home Guarantee and the Regional First Home Buyer Program have both ceased (Budget 
Paper 1, p28). 

Supporting new supply delivery 

A new Local Infrastructure Fund ($2.0 billion over five years), within the Housing Support 
Program, will fund local governments to deliver essential infrastructure, such as power, 
water sewerage and roads, to accelerate new housing supply (Budget Paper 3, p.67). 
Registered states and territories can also apply for funds through the competitive 
Community Enabling Infrastructure fund, for the delivery of infrastructure, community 
amenities and planning (Budget Paper 3, p.67), if they agree to simplify approvals 
processes and construction requirements (Budget Paper 1, p.15). Supply is also 
supported through the New Homes Bonus scheme. Budget estimates indicated an 
expected $714.2 million to be paid to the states and territories on the completion of new 
housing supply targets under the National Housing Accord (Budget Paper 3, p. 68). 
Funding continues to support innovative methods of construction to streamline supply 
over 2026-27 and 2027-28 ($39.3 million) through the Advancing Prefabricated and 
Modular Construction Projects measure (Budget Paper 3, p.65), although funding has 
decreased from the previous budget. HomeBuilder was implemented in 2020 to support 
new build or renovation of a home following the impact of the COVID-19 pandemic on 
the construction sector. Applications closed in June 2025 and while $11.1 million is 
allocated to the program in 2026-27, no forward estimates or extensions are provided 
(Budget Paper 3, p.66) signalling the program’s end. 

Housing for remote Indigenous communities 

National Partnership payments, delivered through the Housing Australia Future Fund, 
support housing delivery, maintenance and management services for Indigenous 
Australians including $100 million in 2026-27 for Remote Indigenous housing (Budget 
Paper 3, p.66); Northern Territory Remote Housing is allocated $265.6 million in 2026-
27 (Budget Paper 3, p.68), an increase from previous budgets. Funding for Improving 
housing and essential services on Northern Territory Homelands under the joint 
Australian and Northern Territory Homelands Housing Infrastructure Program has 
invested $40 million annually since 2024, with $160 million over four years since 2024-

https://archive.budget.gov.au/2025-26/bp3/download/bp3_08_part_2_affordable.pdf
https://ministers.pmc.gov.au/mccarthy/improving-housing-first-nations-homelands-northern-territory


25 until June 2028 (Budget Paper 2, p.161). More broadly, under the National Agreement 
on Closing the Gap, funding is provided for a national First Nations housing peak body to 
represent and improve housing outcomes for Aboriginal and Torres Strait Islander people 
with $6.3 million allocated over three years from 2026–27 (Budget Paper 2, p. 61). 

The Australian Government, in partnership with states and territories, allocated $22.3 
million between 2017-18 to 2026-27 to support social impact investments. Funded 
under the National Partnership payments, social impact investments trials have 
supported those at risk of homelessness, with $3.5 million representing the final 
allocation in the 2026-27 Budget (Budget Paper 3, p.69). 

Additional support for housing supply 

Under the skills and workforce development services funding, $39 million has been 
allocated in 2026-27 to the Advanced Entry Trades Training Program supporting 
residential and civil construction workers “to gain nationally recognised education and 
training qualifications” (Budget Paper 3, p.52). A two-year ban on foreign investment in 
established dwellings was imposed from 1 April 2025 and is extended to 30 June 2029, 
exemptions continue to apply for permanent residents and New Zealand citizens. In 
keeping with the original sentiments, the ban aims to boost supply through channelling 
foreign investment into new dwellings, while supporting Australians to purchase existing 
supply (Budget Paper 2, p.12).  

Maintaining existing social housing and homelessness systems  

The National Agreement on Social Housing and Homelessness (NASHH) came into effect 
on 1 July 2024, replacing the National Housing and Homelessness Agreement (NHHA). 
Budget support of the bilateral agreements continues with $9.5 million allocated over 
five years from 2026–27, supporting states and territories to deliver social housing and 
homelessness services. (Budget Paper 3, p.64). The increase from the 9.3 million over five 
years allocated in the 2025-26 Budget reflects inflation rather than increased funding. In 
2026–27, the Australian Government is contributing $1.9 billion to the states and 
territories via the NASHH. Eligible young people aged 16-24 years, who are at risk of or 
experience homelessness, will benefit from the Supporting Youth into Community 
Housing budget measure where $59.4 million over four years from 2026–27 is allocated 
to states for Community Housing Providers to supplement social housing income (Budget 
Paper 1, p.15). Commonwealth Rent Assistance (CRA) increased in March 2026 in line 
with regular indexation. Boosts to the maximum rates of CRA in 2023 and 2024 were in 
addition to indexation, resulting in an increase of over 50 per cent since March 2022 
(Budget Paper 1, p.159).  

https://www.dss.gov.au/social-impact-investing/state-and-territory-partnership-trials
https://www.dss.gov.au/social-impact-investing/state-and-territory-partnership-trials
https://archive.budget.gov.au/2025-26/bp3/download/bp3_08_part_2_affordable.pdf
https://treasury.gov.au/policy-topics/housing/renter-support
https://treasury.gov.au/policy-topics/housing/renter-support


In addition, the continuation of culturally safe crisis accommodation services for 
Aboriginal and Torres Strait Islander people is supported by a $4.5 million budget 
allocation in 2026-27 Ending Gender Based Violence measure (Budget Paper 2, p. 61). 

Defence Housing is included in the housing and community amenities component of the 
Budget allocating $110.0 million over five years from 2026–27 to housing and related 
services for personnel deployed to the Nuclear-Powered Submarine Program (Budget 
Paper 2, p.76) as well as loans to the value of $295 million for Defence Housing 
Australia (Budget Paper 1, p.345). 

Gender implications of this budget measure 
Budget 2026-27 takes meaningful steps to boost housing supply and improve pathways 
to homeownership. These measures include infrastructure funding to support new 
construction, alongside much anticipated tax changes: most notably, reforms to capital 
gains tax and negative gearing, both calibrated to attract investment into new housing 
stock. The tax reforms are expected to gradually ease housing prices and, over time, may 
modestly reduce speculative demand for existing housing, while improving 
homeownership opportunities for first home buyers, including women seeking their first 
home.  

However, measures targeted at first home buyers are likely to disproportionately benefit 
households with existing financial capacity: those able to save for a deposit and access 
mortgage finance. They are also more likely to deliver benefits in urban areas than in the 
regions, where the high cost of building is a more significant driver of housing costs than 
investor speculation.  

Women on low incomes, women escaping violence, older single women, women 
dependent on income support and women living in regional areas are unlikely to benefit 
substantially from efforts to boost homeownership.   

New budget measures also do little to address the immediate affordability crisis facing 
growing numbers of Australian women. Women’s exposure to housing insecurity and 
homelessness is increasing. The 2021 Census showed a 10 per cent increase in the 
number of women who are homeless, compared to a 2 per cent increase in the number of 
men who are homeless since 2016. Across the same period, homelessness amongst 
younger women aged 18-24 “increased from 68 out of every 10,000 in 2016 up to 70 out 
of every 10,000 in 2021”.  

Single parent families, 83 per cent of which are headed by single mothers, face especially 
high risk of housing insecurity and homelessness. They represent  35 per cent of clients 
seeking homelessness support, despite being only 15.9 per cent of the population. 

https://theconversation.com/despite-some-wins-this-budget-wont-transform-regional-australia-282715
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https://www.abs.gov.au/statistics/labour/employment-and-unemployment/labour-force-status-families/latest-release#one-parent-families
https://www.abs.gov.au/statistics/labour/employment-and-unemployment/labour-force-status-families/latest-release#one-parent-families
https://www.abs.gov.au/statistics/labour/employment-and-unemployment/labour-force-status-families/latest-release#one-parent-families
https://www.aihw.gov.au/reports/australias-welfare/homelessness-and-homelessness-services
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Transition from homelessness into secure housing is made challenging by the absolute 
lack of affordable housing. This is shown starkly in the Anglicare 2026 Rental 
Affordability Snapshot: on the snapshot weekend only 2.6 per cent of rental listings 
nationally were affordable to a single parent on the minimum wage, 0.1 per cent (26 
houses nationally) were affordable to a parent with two young children receiving the 
Parenting Payment Single, and only 20 houses nationally were affordable to a single 
JobSeeker recipient with a child aged over 14.  

The failure of the private housing market to provide housing that is affordable to low and 
very low-income households is well established. In 2021 there was a national shortfall of 
255,000 rental homes affordable to very-low income households (in the bottom 20 per 
cent of incomes). This is an increase from 212,000 in 2016 and is caused by an ongoing 
failure of the market to deliver housing that is affordable to this group. As a consequence, 
82 per cent of very-low income households nationally were paying unaffordable rents in 
2021. Addressing this requires direct government investment in affordable social 
housing. However, despite this growing need, the Budget contains no major new direct 
commitment to substantially expand social housing.  

Investment in social housing would benefit older women facing housing insecurity and 
homelessness for the first time in older age. It would also benefit the many women and 
children leaving family and domestic violence who are currently getting stuck in 
bottlenecks in insecure crisis and transitional housing due to a lack of affordable, secure 
housing alternatives. One welcome exception is the Supporting Youth into Community 
Housing budget measure, which will subsidise Community Housing Providers that lease 
housing to young people experiencing or at risk of homelessness. The rate of 
homelessness among young women increased significantly between the 2016 and 2021 
Census periods, so this measure may provide welcome support in helping these women 
to transition into secure housing.  However, it will not result in any increase in social 
housing supply.  

Finally, Budget 2026 contains no further major increase to Commonwealth Rent 
Assistance, despite ongoing rental stress and historically low vacancy rates in many parts 
of Australia. Single women households (including single parent households) make up 
around half of households eligible for the maximum rate of CRA. Increases to CRA over 
recent budgets have not lifted these households out of poverty or made them competitive 
in increasingly expensive rental markets across the country, and without further support 
this will continue. When households cannot afford rent, they cut back on essential items 
including food, education and healthcare, with serious consequences for health and 
wellbeing.  

https://www.anglicare.asn.au/wp-content/uploads/2026/04/Rental-Affordability-Snapshot-2026-National-Report.pdf
https://www.anglicare.asn.au/wp-content/uploads/2026/04/Rental-Affordability-Snapshot-2026-National-Report.pdf
https://apo.org.au/node/325642
https://apo.org.au/node/325642
https://apo.org.au/node/325642
https://apo.org.au/node/325642
https://apo.org.au/node/325642
https://www.abs.gov.au/statistics/people/housing/estimating-homelessness-census/latest-release#youth-experiencing-homelessness
https://www.abs.gov.au/statistics/people/housing/estimating-homelessness-census/latest-release#youth-experiencing-homelessness
https://budget.gov.au/content/womens-statement/download/womens-budget-statement-2026-27.pdf


Recommendations 
NFAW recommends: 

● Bold leadership to champion a national housing strategy that commits to ensure 
that all people in Australia have access to affordable, secure, appropriate housing 
across the life course  

● Commitment to directly funding sufficient social housing units to address the current 
waitlist and projected need, ensuring that the lowest income households can access 
affordable housing and that older women and women leaving domestic and family 
violence have secure housing alternatives beyond the crisis sector  

● JobSeeker and Commonwealth Rent Assistance Rates be raised to lift these 
households out of poverty 

● Where housing development attracts a tax benefit, recipients should provide social 
benefit in the form of secure, affordable housing  

● While the Government makes important investments in housing research, there is 
little evidence of this research being translated into evidence-informed policy. We 
recommend the introduction of a review process for the National Housing and 
Homelessness Plan with a stipulation that reviews must consider whether the Plan 
reflects established research evidence.  
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