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Key Findings 

• Population change: Forecast Id. have estimated the City’s population to increase by 

19,104 to 181,841 by 2041, with the greatest increase being in retirement age bracket 

(64 and over).  

 

• Household types: Families make up the majority of household type, smaller households 

(couples and singles) will have the greatest growth to 2041, increasing by 20%. 

 

• Current housing supply and demand: 87% of the current housing supply is single 

houses, followed by medium-density (11%) and high density (1%). Sales data has 

indicated that when provided, there is an appetite for alternative housing types beyond 

single houses. 

 

• Future housing demand: There will continue to be increasing demand for alternative 

forms of housing to a single house, largely driven by the younger population and aging 

population. The strongest demand will be for medium density housing, with there 

remaining a low preference for high density apartments.  

 

• Estimated future number of dwellings: Forecast .id has estimated an additional 8,065 

dwellings and Market Demand Analysis has estimated an additional 5,273 dwellings will 

be required by 2041.   

 

• Locational considerations: The Consultation Outcomes Report suggests medium 

density should be focused around transport and activity centres and high density should 

be in higher order activity centres, such as the Joondalup City Centre. The Market 

Demand Analysis supports this notion, with areas of high amenity likely to be preferred 

for development of medium to high density housing. 

 

• Affordability: 2.3% of households had an unmet need for affordable housing in 2021, 

with the greatest need being from family and lone person household types. The 

Consultation Outcomes Report also outlined that affordability was a key issue for future 

housing supply. While additional housing supply can be accommodated through a Local 

Planning Scheme and Strategy, Local Governments generally have limited influence 

over housing affordability, that require a broader state and/or national policy approach. 
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Introduction 

This report forms part of a suite of documents and reports to inform building sustainable 

neighbourhoods. 

Building sustainable neighbourhoods: liveability and diversity for future generations is a 

significant strategic planning project being delivered by the City of Joondalup, which will review 

the housing component of the local planning strategy. The project forms part of a broader 

review of the City’s local planning strategy. 

Project background 

The Planning and Development Act 2005 requires all local governments to maintain a local 

planning scheme, including regular five-yearly review of the operation of a scheme.  

To inform the review of the City’s Local Planning Scheme No. 3, a review of the City’s Local 

Planning Strategy is required. Commencing a review of the City’s Local Planning Strategy was 

scheduled for the 2022/23 financial year. At its May 2021 meeting, Council agreed to bring 

forward the review of the housing component of the Local Planning Strategy to 2021/22 in 

response to ongoing, expressed community concern regarding the impacts of infill housing. The 

decision follows a number of preceding projects, community consultations, and decisions with 

respect to housing and infill in the City of Joondalup.  

All processes associated with preparing, reviewing, and amending local planning schemes and 

strategies are specified in the Planning and Development (Local Planning Schemes) Regulations 

2015. In accordance with the regulations, the City of Joondalup will review both its Local 

Planning Strategy and Local Planning Scheme No. 3, with the review of the housing element 

being progressed as a distinct sub-project: building sustainable neighbourhoods. 

Building sustainable neighbourhoods will make recommendations for how the City’s strategic 

planning framework can meet the City’s future housing needs, including where different housing 

densities and types should be located within the City. The project will identify, explore and 

develop planning recommendations for liveable streets and housing in the City of Joondalup 

across five project phases. 

 



 

 

The project is currently in its first phase: problem definition and scoping. As part of this phase, 

the City is undertaking initial analysis and community consultation to understand the full range of 

housing issues being experienced across the City to inform preparation of a detailed scope of 

works, including the range of technical studies that will inform the project. 

Report purpose 

This Housing Supply and Demand Analysis is a summary of the main findings from the following 

research:  

• Market Demand Analysis – prepared by Urbis to review the existing housing stock across the 

City and the historical, current and expected future demand for different housing types 

across the City.  

• Population and housing forecasts prepared by .id (Informed Decisions). 

• The outcomes of the Community Intentions Survey and Housing Issues consultation 

undertaken by Research Solutions on behalf of the City. 

The Housing Supply and Demand Analysis reviews the Market Demand Analysis, outcomes of 

the Community Intentions Survey and Housing Issues consultation (Consultation Outcomes 

Report), and population and housing forecasts prepared by .id (informed decisions) to identify 

future housing requirements and where there are gaps in the current housing market.  

The Housing Supply and Demand Analysis is an input into the Issues Paper which will inform 

subsequent stages of the project. 

 

  



 

 

Population and Household Trends 

How the population is changing 

At June 2021, the population of Joondalup was estimated to be 162,737. .id have forecast that 

by 2041, Joondalup’s population will increase by 19,104 persons to a total population of 

181,841, with an annual growth rate of 0.56%.  

 

The dominant age group of Joondalup in 2021 was parents and homebuilders (35 to 49), 

accounting for 20.8% of the total population. By 2041, it is forecast that this will continue to be a 

dominant age group in the overall population. However, there will be considerable increase in 

the population of retirement age (64 and over), increasing by 21.9%. This is compared to 2.4% 

increase in those under working age (15 to 63) and 1.8% of working age. Refer to Figures 1 and 

2. 

 

Figure 1 

From a housing perspective, the changes to the City of Joondalup’s population needs to be 

considered to ensure there is the appropriate number and type of housing to meet population 

needs. 



 

 

 

Figure 2 

How people are living 

In 2021, the dominant household type in the City of Joondalup was families (including couples 

with children and one parent families), being 27,964 households and comprising 47.5% of all 

households (Figure 3). 

 

 

Figure 3 

 



 

 

An analysis of the type of dwelling household types are living in (household composition) was 

undertaken as part of the Market Demand Analysis. The breakdown of the type of dwellings 

these households live in is shown in Figure 4, highlighting: 

• Family households are more likely to live in a single dwelling, in particular couples with 

children.  

• A higher proportion of one parent families live in semi-detached dwellings, than couples 

with children. 

• While the majority of lone persons and group households are also living in single dwellings, 

they are more likely to live in semi-detached or apartment housing than families. Couples 

without children were the second largest cohort to live in non-detached housing. 
 

 

Figure 4 

It is noted that Joondalup has a high proportion of separate houses, making up approximately 

87% of total housing supply. This is discussed further below, but the current housing supply 

would partially influence the type of housing these households live in. For example, the lack of 

medium density housing may mean a lone person household needs to live in a separate house, 

even if this is not their preferred housing type. 

Emerging household types 

The population and household structure forecasts prepared by .id indicate that all household 

types will see growth to 2041 (Figure 5).  

Of the major household types, small households (lone persons and couples) are forecast to 

experience the most significant growth, with about a 20% increase. These households tend to 

be associated with ageing populations, although they can occur across the age spectrum. The 

increase in smaller households will see the average household size continue to decline, with it 

forecast to continue to decline from 2.74 in 2021 to 2.63 in 2041.  

The change in household types needs to be considered to ensure that the housing stock is 

appropriate to meet their needs. 



 

 

 

 

Figure 5 

  



 

 

Current Housing Supply and Demand 

Current housing stock 

In 2021, there were 62,090 occupied dwellings in Joondalup. Of these, 87% were separate 

houses, 11% medium density and 1% high density. The breakdown of current housing stock as 

provided in the Market Demand Analysis is provided in Figure 6. 

 

Figure 6 

 

The distribution of housing typologies across Joondalup is shown in Figure 7. Except for the 

Joondalup City Centre, separate houses are the dominant dwelling type across all suburbs, with 

there being only seven suburbs where medium density made up more than 10% of total 

dwellings in the suburb. The increase in medium density in some of these areas can be 

attributed to more recent redevelopment in Housing Opportunity Areas, being the locations 

currently identified for infill development at medium density by the City’s current Local Housing 

Strategy and Local Planning Strategy. High density development is currently only located in the 

Joondalup City Centre, noting that planning approvals have been issued for high density 

development in the Whitfords Activity Centre and Sorrento Activity Centre, but construction has 

not commenced. 

In terms of current supply, the Consultation Outcomes Report also indicated that there was a 

lack of diverse housing choices across the City of Joondalup, with community members 

expressing views that there is too little housing available, little if any is affordable and there is too 

little diversity in terms of style and location to meet need. This issue includes both homes to rent 

and homes to buy. 

 



 

 

 

Figure 7 

 



 

 

Housing Stress and Affordability 

Housing stress 

Housing stress is a specific term which refers to households having trouble meeting their 

financial housing obligations – rent or mortgage payments. For those who are purchasing or 

renting their dwellings, the definition of housing stress used by the State Government is 

households in prescribed income brackets spending more than 30% of their gross household 

income on either rent or mortgage repayments. 

Housing stress is the most tangible measure of how many households in an area may be in 

financial difficulties, and directly correlates to affordability – if many households are in housing 

stress, it directly indicates that housing is unaffordable, but many people may have a necessity 

to live in the area, and so are paying this anyway. 

In 2021, .id estimated 7.5% of all households (4,404 households) in the City of Joondalup were 

classed as being in housing stress: 

• Of the 26,268 households with a mortgage in the City of Joondalup, 2,081 (7.9%) are in 
mortgage stress. This is lower than the Greater Perth average. 

• Of the 8,870 households in private rentals in the City of Joondalup, 2,323 (26.2%) are in 
rental stress. This is comparable to the Greater Perth average. 
 

Affordable housing need 

Affordable housing need is the total of households unable to access housing provided by the 

market, or requiring some form of housing assistance in the private rental market to avoid a 

position of rental stress over the long term (greater than a year).  

As stated above, affordability is based on: 

• a first homebuyer spending more than 30% of gross income on a mortgage (based on a 

set of assumptions about deposit and interest rates), or  

• spending more than 30% gross income on rent.  

Affordable housing need is estimated for the following groups: 

• Those experiencing homelessness 

• Marginally housed 

• Very low, low and moderate income households in rental stress 

• Households in social housing. 

 

Unmet need is based on the groups above, excluding households in social housing as their need 

is met. 

At 2021, it is estimated that 1,305 households have an unmet need for affordable housing 

in Joondalup. This represents 2.3% of all households. The greatest need was for family and lone 

person household types, as shown in Figure 8. 



 

 

 

Figure 8 

Availability of affordable housing 

To demonstrate the supply of affordable housing, .id has undertaken an analysis to determine 

the number of sales and rentals in the City of Joondalup that would be considered affordable 

based on household incomes (spending no more than 30% gross household income on 

housing). 

The availability of affordable housing for purchase and rent is shown in Figures 9 and 10 

respectively. This shows that housing is generally unaffordable for very low and low income 

households.  

 

Figure 9 

 



 

 

 

Figure 10 

This data supports the feedback received during the consultation that housing in the City 

Joondalup is largely unaffordable for some households. The consultation outcomes report 

shows that young people identified housing affordability as their greatest housing issue/concern. 

It also showed that affordability and lack of housing diversity impacted on people from three 

main categories: renters, downsizers and young people. These are the demographics most likely 

to be impacted by affordability. 

  



 

 

Future Housing Trends and Demand 

Market trends  

The Market Demand Analysis has identified the key market trends as influencing housing supply 

and demand within the City of Joondalup (Figure 11). 

 

Figure 11 

An analysis of new house sales undertaken as part of the Market Demand Analysis has shown 

that there is an appetite for non-detached housing. While house sales comprised the largest 

volume of sales (due to availability), there was also strong demand in sales of apartments and 

semi-detached/medium density housing. 



 

 

At a suburb level, the review highlighted that a number of suburbs have experienced increased 

demand and supply of medium density development; particularly, Currambine, Iluka and 

Joondalup. While in some suburbs there were low level of sales of non-detached housing, this 

does not necessarily imply a lack of demand, as supply is influenced by a range of other factors 

such as market viability, land availability and policy controls (e.g. the City’s Housing Opportunity 

Areas). Nonetheless, the analysis concluded that there was an appetite for medium density 

housing across the majority of the City’s suburbs. Refer to Figure 12 below. 

Apartment projects in the Joondalup City Centre (e.g. the 18 storey Arthouse development) 

have demonstrated that there is demand for well-located and quality development at a larger 

scale and there would likely be similar demand for infill development in high amenity, coastal 

locations if there were appropriately located, zoned sites and suitable market conditions to 

support required prices.  

 

Figure 12 

Future housing demand 

The forecast increase in population and change in demographics will see a continued trend of a 

higher percentage of lone and couple households. While family households will still be the 

dominant household type in the City of Joondalup, this shift will see a growing demand for a 

more diverse housing stock.  

Based on population growth and falling average household size, .id have forecast there will be a 

growth of 6,024 dwellings to 2031 and 8,065 dwellings to 2041. 

The Market Demand Analysis has used a different methodology to forecast the future number of 

dwellings. The approach uses the age profile of the population and translates into household 

types (lone households, families etc.) and then applies the dwelling preferences for these 

households. Refer to figure 13. 



 

 

 

Figure 13 

Using this methodology, two scenarios have been calculated: 

• Based on current housing preferences in the City of Joondalup, where single houses 

remain the dominant housing choice for all household types, it is forecast an additional 

6,569 dwellings will be needed by 2041. 

• Based on a shift in household preferences, with smaller households preferring medium 

density and high density, it is forecast 5,273 dwellings will be required, with a reduction 

in single houses (due to demolitions) and construction of more medium density, and to a 

lesser extent, higher density. This alternative scenario also reflects what has occurred in 

other local government areas, in particular, the City of Stirling. 

These scenarios are shown in Figure 14 below.  

 

Figure 14 

The results of the housing intentions survey undertaken by Research Solutions on behalf of the 

City have found that there is an increasing trend towards people wanting medium density 



 

 

housing, and to a lesser extent, high density housing in the next 10 years (Figure 15). When 

survey participants were asked about their housing preferences and minimum acceptable 

housing choice, the proportion of respondents selecting medium density doubled between 

current housing in 2022 and preferences in 2032.  

 

Figure 15 

 

The increasing demand for medium and high density housing in the survey was largely driven 

by the younger participants and over 75 when participants considered downsizing. For families 

with children under 12, low density housing options remained a very strong preference both in 

2022 and 2032.  

It is noted that the percentage used in the alternative scenario for the Market Demand Analysis 

to calculate future housing demand is similar to the aspirational housing preferences of the 

survey. This further supports the assumptions used in the Market Demand Analysis, whereby it 

was determined that 5,273 dwellings would be required between 2021 to 2041.  

Affordability will continue to be a challenge and was a key issue raised by the community 

through the community consultation. Affordability may also influence housing choice. For 

example, the price of a separate dwelling may force households to consider alternative housing 

types. The minimum acceptable housing preference at 10 years from the Community Outcomes 

Report (shown in Figure 15 above) can be an indicator of this, where a household may be willing 

to make a trade off for medium density if it is more affordable than a detached house. 

Housing delivery preferences 

The delivery of additional housing in the City of Joondalup will mostly be required through infill 

development, given the lack of currently undeveloped areas which have been zoned for future 



 

 

residential land use (greenfields). When considering appropriate locations for medium and high 

density, the Market Demand Analysis has summarised key factors to be considered in Figure 16.  

 

Figure 16 

 

 



 

 

Other considerations such as demographic, amenity and market factors influence the viability of 

medium density development (R30 to R60) and high-density development (R80 or higher) in 

different areas. Some of these influences are outlined in Figure 17 below. 

 

Figure 17 

The Consultation Outcomes Report also provides insights into factors raised by the community 

that may influence the success of medium and high density development in City of Joondalup:  

• Access to housing: There is an indicative preference for diverse and affordable housing 

choices to be provided across the City of Joondalup, with a particular focus of density 

around activity centres and transport. In relation to apartments, it was preferable that high 

density should be focused around Joondalup City Centre and low-rise apartment buildings 

are seen as appropriate where services and facilities are nearby to support medium-

density living. This need was most apparent among the young, renters and elderly people 

looking for a lifestyle change. 

 

• Liveability: Need to ensure quality streetscapes and maintain liveability standards for the 

existing community and deliver housing that meets the needs for intended residents. 

 



 

 

• Sustainability: Infill should be done in a sustainable way that reduces environmental 

footprint and that current infrastructure needs to be upgraded to support sustainability 

goals (e.g. transport infrastructure). 

 

Conclusion 

The forecasting, Market Demand Analysis and Consultation Outcomes Report have all 

demonstrated that currently there is likely to be an undersupply of medium density housing. 

Forecast population changes and resulting changes to household structures will likely see the 

demand for medium density increasing to 2041. There will remain relatively low demand for 

higher density living.  

In terms of locational considerations for medium and high density, given the limited currently 

undeveloped areas which have been zoned for future residential land use (greenfields) sites 

available will need to be delivered through infill. The Consultation Outcomes Report 

demonstrates that there is a preference for medium density housing to be provided across the 

suburbs, with a particular focus around transport and activity centres. High density should be 

focused around higher order activity centres, such as the Joondalup City Centre and other 

larger activity centres. Other locational factors will also influence the demand, with areas of high 

amenity likely to drive a greater demand for medium density housing.  

Affordability will also be a challenge, noting that the Consultation Outcomes Report shows this 

was a key issue among the community. While additional affordable housing supply can be 

accommodated through a Local Planning Scheme and Strategy, local governments generally 

have limited influence over housing affordability. Broader review of state and national policy 

positions relating to economic and population factors influencing affordability is required to 

effect meaningful change in housing affordability in Australia. 
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