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BULLETIN

•	Total dwelling approvals edged 0.3% lower in April, remaining 
near 12yr lows. That was against expectations of a small 
gain, the consensus forecast for a 1.5% rise and Westpac’s 
expectation of a somewhat firmer 4% increase. Our view keyed 
off a strong surge in HIA new home sales relating to a pull-
forward of activity ahead of changes to the building code in 
Vic and Qld. The bigger picture view is also largely unchanged 
with the only positive a slight up-trend in private detached 
house approvals that only has convincing momentum in WA 
and subdued activity at weak levels everywhere else.  

•	Note that most of the figures in the table and accompanying 
charts show approvals in rolling three-month average terms, to 
tone down the volatility of the monthly data.

•	Private detached house approvals declined 1.6%, but were 
coming off a robust 17% lift over Feb-March that was, in turn, 
a rebound from a soft patch through Oct-Jan. On rolling 3mth 
basis, approvals in this segment are still up 5.6%yr. As noted, 
HIA reported a 22% surge in new home sales in the month 
centred on Vic and Qld where new building codes came 
into effect in May. A similar change in NSW in Oct last year 
generated a mini-pull forward in detached house approvals in 
the state. The April approvals data shows nothing along those 
lines this time around with private detached house approvals 
declining in all the major states, albeit with a more pronounced 
5% fall in NSW.  

•	Private sector unit approvals declined 1.1%mth in April despite 
coming off a much weaker lead-in – approvals down 22%qtr, 
13%yr on a rolling 3mth basis. The detail continues to show 
broad-based weakness for high rise approvals but a somewhat 
firmer picture around low-mid rise segments. 

•	The value of renovation approvals nudged 0.4% higher in April, 
following on from a relatively strong 10% rise over the previous 
two months. The value of non-residential building approvals 
fell 4.6%mth but was coming off a spike in March with 
approvals still up 4.6%qtr. In both cases, nominal gains need to 
be seen in the context of rising building costs which still look 
to be tracking growth of around 5%yr.

•	Overall, the April dwelling approvals update was unremarkable, 
confirming that new dwelling investment will remain weak, 
particularly once backlogged projects start to complete. The 
low level of new dwelling approvals is particularly stark when 
compared to the strongly rising population. As the chart 
bottom right shows, the mix is currently seeing four additional 
persons for every new dwelling approved – the average over 
the last 65 years is below two.

Matthew Hassan, Senior Economist 
Antoinette Ayoub, Graduate

Australian dwelling approvals: stuck at 12yr lows
April -0.3%mth, 3.5%yr
New housing supply continues to stagnate

Building approvals – April 2024
3mth %chg* %yr

3mth avg latest Mar Apr Mar Apr
Private houses 8,800 -3.1 6.7 1.4 5.6

Private units 3,938 -18.0 -22.6 -4.4 -13.2

Public dwellings 254 1.4 20.7 5.4 19.8

Total dwellings 12,991 -8.6 -4.1 -0.5 -0.7

Total dwellings, mthly* 13,078 2.7 -0.3 -1.1 3.5

 – units in 'high rise'^ 5,151 12.3 -6.6 -13.7 -12.4

 – units in 'low rise'^ 2,310 -18.1 2.0 -16.7 -4.0

Renovations, $bn 1.087 0.8 5.3 6.3 9.2

Non–res., $bn 4.965 -4.9 4.6 -8.3 -18.1
*figures for ‘total dwellings mthly’ are monthly and mthly%ch, all others are rolling 3mth avg 
and 3mth%ch; ^all sectors, Westpac estimates              
Sources: ABS, Westpac Economics

30 May 2024

Dwelling approvals: major segment
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Dwelling approvals vs popn chg: long history
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‘Low-mid rise’ approvals: by state

0.0

0.5

1.0

1.5

2.0

2.5

0.0

0.5

1.0

1.5

2.0

2.5

Apr-12 Apr-14 Apr-16 Apr-18 Apr-20 Apr-22 Apr-24

‘000s‘000s
NSW (-9%yr) Vic (-5%yr)
Qld (23%yr) WA (68%yr)

Sources: ABS, Westpac  Economics
*3mth average, seasonally adjusted by Westpac

latest 
mth

0

2

4

6

8

10

12

14

0

2

4

6

8

10

12

14

Apr-11 Apr-14 Apr-17 Apr-20 Apr-23

'000s'000s
detached houses (lhs)
'low-mid' rise units (rhs)
'high-rise' units (rhs)

*3mth avg, dotted lines are monthly
Sources: ABS, Westpac Economics

Dwelling approvals: detailed segment

‘High rise’ approvals: by state
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Dwelling approvals: avg value
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Detached house approvals: by state
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Dwelling approvals: high rise vs non high riseValue of renovation & non residential approvals
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Total dwelling approvals: by state
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References to the “Westpac Group” are to Westpac and its subsidiaries and includes the directors, employees and representatives of 
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Disclaimer

This information has been prepared by the Westpac Institutional Bank and is intended for information purposes only. It is not intended 
to reflect any recommendation or financial advice and investment decisions should not be based on it. This information does not 
constitute an offer, a solicitation of an offer, or an inducement to subscribe for, purchase or sell any financial instrument or to enter 
into a legally binding contract.  To the extent that this information contains any general advice, it has been prepared without taking 
into account your objectives, financial situation or needs and before acting on it you should consider the appropriateness of the 
advice. Certain types of transactions, including those involving futures, options and high yield securities give rise to substantial risk 
and are not suitable for all investors. We recommend that you seek your own independent legal or financial advice before proceeding 
with any investment decision. This information may contain material provided by third parties. While such material is published with 
the necessary permission none of Westpac or its related entities accepts any responsibility for the accuracy or completeness of any 
such material. Although we have made every effort to ensure this information is free from error, none of Westpac or its related entities 
warrants the accuracy, adequacy or completeness of this information, or otherwise endorses it in any way. Except where contrary to 
law, Westpac Group intend by this notice to exclude liability for this information. This information is subject to change without notice 
and none of Westpac or its related entities is under any obligation to update this information or correct any inaccuracy which may 
become apparent at a later date. This information may contain or incorporate by reference forward-looking statements.  The words 
“believe”, “anticipate”, “expect”, “intend”, “plan”, “predict”, “continue”, “assume”, “positioned”, “may”, “will”, “should”, “shall”, “risk” 
and other similar expressions that are predictions of or indicate future events and future trends identify forward-looking statements. 
These forward-looking statements include all matters that are not historical facts.  Past performance is not a reliable indicator of future 
performance, nor are forecasts of future performance. Whilst every effort has been taken to ensure that the assumptions on which 
any forecasts are based are reasonable, the forecasts may be affected by incorrect assumptions or by known or unknown risks and 
uncertainties. The ultimate outcomes may differ substantially from any forecasts.  

Conflicts of Interest: In the normal course of offering banking products and services to its clients, the Westpac Group may act in 
several capacities (including issuer, market maker, underwriter, distributor, swap counterparty and calculation agent) simultaneously 
with respect to a financial instrument, giving rise to potential conflicts of interest which may impact the performance of a financial 
instrument. The Westpac Group may at any time transact or hold a position (including hedging and trading positions) for its own 
account or the account of a client in any financial instrument which may impact the performance of that financial instrument. 

Author(s) disclaimer and declaration: The author(s) confirms that no part of his/her compensation was, is, or will be, directly or 
indirectly, related to any views or (if applicable) recommendations expressed in this material.  The author(s) also confirms that this 
material accurately reflects his/her personal views about the financial products, companies or issuers (if applicable) and is based on 
sources reasonably believed to be reliable and accurate.

Additional country disclosures

Australia: Westpac holds an Australian Financial Services Licence (No. 233714). 

New Zealand: In New Zealand, Westpac Institutional Bank refers to the brand under which products and services are provided by either 
Westpac (NZ division) or Westpac New Zealand Limited (company number 1763882), the New Zealand incorporated subsidiary of 
Westpac (“WNZL”). Any product or service made available by WNZL does not represent an offer from Westpac or any of its subsidiaries 
(other than WNZL). Neither Westpac nor its other subsidiaries guarantee or otherwise support the performance of WNZL in respect of 
any such product. WNZL is not an authorised deposit-taking institution for the purposes of Australian prudential standards. The current 
disclosure statements for the New Zealand branch of Westpac and WNZL can be obtained at the internet address www.westpac.co.nz.  

Singapore: This material has been prepared and issued for distribution in Singapore to institutional investors, accredited investors and 
expert investors (as defined in the applicable Singapore laws and regulations) only. Recipients of this material in Singapore should 
contact Westpac Singapore Branch in respect of any matters arising from, or in connection with, this material. Westpac Singapore 
Branch holds a wholesale banking licence and is subject to supervision by the Monetary Authority of Singapore.

U.S: Westpac operates in the United States of America as a federally licensed branch, regulated by the Office of the Comptroller of the 
Currency. Westpac is also registered with the US Commodity Futures Trading Commission (“CFTC”) as a Swap Dealer, but is neither 
registered as, or affiliated with, a Futures Commission Merchant registered with the US CFTC. The services and products referenced 
above are not insured by the Federal Deposit Insurance Corporation (“FDIC”). Westpac Capital Markets, LLC (‘WCM’), a wholly-owned 
subsidiary of Westpac, is a broker-dealer registered under the U.S. Securities Exchange Act of 1934 (‘the Exchange Act’) and member 
of the Financial Industry Regulatory Authority (‘FINRA’). This communication is provided for distribution to U.S. institutional investors in 
reliance on the exemption from registration provided by Rule 15a-6 under the Exchange Act and is not subject to all of the independence 
and disclosure standards applicable to debt research reports prepared for retail investors in the United States. WCM is the U.S. distributor 
of this communication and accepts responsibility for the contents of this communication. Transactions by U.S. customers of any securities 
referenced herein should be effected through WCM. All disclaimers set out with respect to Westpac apply equally to WCM. If you would 
like to speak to someone regarding any security mentioned herein, please contact WCM on +1 212 389 1269. Investing in any non-U.S. 
securities or related financial instruments mentioned in this communication may present certain risks. The securities of non-U.S. issuers 
may not be registered with, or be subject to the regulations of, the SEC in the United States. Information on such non-U.S. securities or 
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Disclaimer continued

The author of this communication is employed by Westpac and is not registered or qualified as a research analyst, representative, or 
associated person of WCM or any other U.S. broker-dealer under the rules of FINRA, any other U.S. self-regulatory organisation, or the 
laws, rules or regulations of any State. Unless otherwise specifically stated, the views expressed herein are solely those of the author 
and may differ from the information, views or analysis expressed by Westpac and/or its affiliates.

UK and EU: The London branch of Westpac is authorised in the United Kingdom by the Prudential Regulation Authority (PRA) and is 
subject to regulation by the Financial Conduct Authority (FCA) and limited regulation by the PRA (Financial Services Register number: 
124586).  The London branch of Westpac is registered at Companies House as a branch established in the United Kingdom (Branch No. 
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defined by the rules of the Financial Conduct Authority and is not intended for “retail clients”.  Westpac expressly prohibits you from 
passing on the information in this communication to any third party. 

This communication contains general commentary, research, and market colour.  The communication does not constitute investment 
advice. The material may contain an ‘investment recommendation’ and/or ‘information recommending or suggesting an investment’, both 
as defined in Regulation (EU) No 596/2014 (including as applicable in the United Kingdom) (“MAR”). In accordance with the relevant 
provisions of MAR, reasonable care has been taken to ensure that the material has been objectively presented and that interests or 
conflicts of interest of the sender concerning the financial instruments to which that information relates have been disclosed. 

Investment recommendations must be read alongside the specific disclosure which accompanies them and the general disclosure 
which can be found here: https://www.westpaciq.com.au/terms-and-conditions/investment-recommendation-disclosure. Such 
disclosure fulfils certain additional information requirements of MAR and associated delegated legislation and by accepting this 
communication you acknowledge that you are aware of the existence of such additional disclosure and its contents.

To the extent this communication comprises an investment recommendation it is classified as non-independent research. It has not 
been prepared in accordance with legal requirements designed to promote the independence of investment research and therefore 
constitutes a marketing communication. Further, this communication is not subject to any prohibition on dealing ahead of the 
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