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The NDIS funds SDA vacancies for a maximum of 60 days for dwellings 
enrolled to house two / three residents and 90 days for dwellings 
enrolled to house four / five residents, with no vacancy payment 
available for dwellings enrolled to house a single resident. The latest 
SDA Price Review released in June this year increased the SDA vacancy 
assumption from 3% to 10% (initial pricing model) to 7.75% to 13%. 

The assumed vacancy rates increased across all build types in the latest 
Price Review, however, are in stark contrast to recent data released in 
Housing Hub’s Provider Experience Survey showing a total vacancy rate 
of 25.5% across New Build stock. The Survey results showed vacancy to 
be highest in houses (30.9%) and group homes (22.2%) and for Fully 
Accessible (39.5%) and Robust (33.7%) design types. 

This brief paper summarises some of the key themes that have emerged 
in our research and conversations with industry experts that help to 
explain SDA vacancies.
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NDIA Administrative Issues

• The NDIA has a Participant Service Guarantee that states that participant plans should have a maximum wait time 
of 56 days, with an internal review period of 60 days if the NDIA decision does align with the participant request. 

• Despite sizeable improvements over the past year, recent data shows that the time between submitting an initial 
SDA request and receiving the funding requested can still take many months. According to the Public Interest 
Advocacy Centre and Housing Hub (sourcing data provided by the Housing Hub’s Tenancy Matching Service (TMS)), 
the median wait time of initial funding decisions was 71 days for decisions in 2022-2023, improving from 97 days 
between 2017 to 2022. The median internal review time was 55 days in 2022-2023 (down from 99 days) and the 
median time of an external review was 125 days in 2022-2023 (down from 205 days). NDIA SDA funding decisions 
were also slightly more aligned with participant requests in 2022-2023 than they were between 2017 and 2022. 

• Whilst wait times and the rates of inappropriate SDA funding decisions improved in 2022-23 compared with 2017-
22, there is still room for improvement and enhanced transparency regarding funding decisions. We note that for 
external reviews supported by the TMS between 2017 and 2023, 92% of participants received their initial requested 
funding, 7.7% withdrew their application and 1.3% were not approved. However, because the entire decision 
process of someone requesting an internal and external review can take more than 250 days, and due to the 
financial and emotional pressure the process can involve, most participants who receive an unfavourable internal 
review decision due not request an external review. 

• The 2023 Provider Survey found that 62.5% of SDA providers viewed the time the NDIA takes to make SDA 
decisions as “extremely challenging”. A further 25.0% of providers rated it as “moderately challenging”. Over half of 
the providers surveyed (55.3%) found the time that the NDIA takes to make support decisions as “extremely 
challenging”. Circa 46% of providers surveyed stated that tenants receiving an SDA determination that is not aligned 
to their housing preference or the evidence provided was “extremely challenging”.

• Lengthy timeframes for SDA and support decisions can result in SDA properties sitting vacant for extended periods 
despite there being evidenced demand from participants caught up in what can be a lengthy and seemingly 
erroneous process of funding approval. 
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Poor Investment Decisions of Developers

• The NDIA reviews the benchmark pricing (funding) for SDA every five 
years. The Pricing Reviews are undertaken to evaluate the impact that the 
previous SDA funding prices had on the supply and demand of SDA 
housing, with the intention to guide market investment and the 
construction of new dwellings to be in-line with demand. 

• The SDA Pricing Review released in June this year commented that “some 
vacancies should be attributable to oversupply in some areas and may 
reflect poor investment decisions that should not be incentivised”.

• Whilst the market continues to mature, our experience indicates that there 
are some unsophisticated developers, with a lack of understanding of the 
complexities involved in SDA dwellings, operating in the SDA market. We 
have heard of investors chasing the highest level of funding (single 
participant / High Physical Support), without regard to market demand; 
developing product that is not fit-for-purpose or matched to participant 
needs; and developing product in undesirable locations where land is 
more affordable. 

• The Provider Survey found that 48.8% of providers found it “extremely 
challenging” to find tenants with the appropriate level of SDA in their NDIS 
plan. 

• We believe that the poor investment decisions of some developers have 
contributed in part to high vacancy levels and difficulties filling dwellings, 
and that this will only become more evident over coming years as higher-
quality stock is developed. 
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• The lack of detail and transparency on SDA supply and demand data 
impacts a provider’s ability and confidence to develop the right product in 
the right location resulting in stock being developed which is potentially 
unsuitable for participant needs and demand. 

• Providers in the 2023 Provider Survey were vocal that the level of 
transparency provided by the NDIA regarding supply and demand is 
lacking. Whilst we acknowledge that there are some inexperienced 
investors in the market, we are also cognizant that the level of detail in the 
supply and demand data released by the NDIA is insufficient for some 
investors to make informed decisions. This could also contribute to the 
previously noted finding that close to 50% of providers found it “extremely 
challenging” to find tenants with the appropriate level of SDA in their NDIS 
plan.

• The Provider Survey noted that improving the transparency of the data, 
particularly in relationship to developments underway is a concern of 
some providers, and that “it is critical that the NDIA, as part of its 
stewardship role, improve access to much-needed market data”. 

• As part of the quarterly update, the NDIA provide data on 
unfinished/unenrolled dwellings, however, only at the SA4 level and with 
no details on the status of the dwelling. The NDIA have noted that works 
are underway to improve the accuracy of unenrolled SDA dwellings 
reporting. 

• Insufficient supply and demand data from the NDIA, particularly relating 
to developments underway may result in some SDA properties being 
developed in oversupplied areas or areas without sufficient demand.

Insufficient Supply and Demand Data
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Stock Options, Participant Demand and Participant Funding Incongruence
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• A central goal of the NDIS is participant ‘choice and control’ and most 
NDIS participants seeking SDA have specified that they would prefer to 
live in a single-resident dwelling. As of the June 2023 quarter, circa 54% of 
new build places were in single-resident dwellings and just over 25% of 
unfinished/unenrolled places were single-resident dwellings. However, 
recent reports show that funding for independent living is not regularly 
approved, potentially explaining the prevailing high vacancy rates in new 
build dwellings. This could also result from providers building to 
participants demand, before funding has been approved. 

• Furthermore, the average annualised payment for SDA (existing and new 
build) was $17,000 during the June quarter and is substantially lower than 
new build funding suggesting that participants are simply not receiving 
high enough funding for new build accommodation. We note that the 
lower vacancy rates in High Physical Support dwellings are likely a result 
of vacancies in these dwellings being absorbed by participants with lower 
levels of funding (as participants with any level of funding can reside in 
High Physical Support). 

• Some providers in the Provider Survey commented that the NDIA should 
consider expanding the building configurations that are funded. For 
example, providers commented that participants funded for Robust 
dwellings often need independent living due to the nature of their 
disability, however, this is rarely funded. The Survey showed a vacancy 
rate of 22% in Robust villa/ duplex/ townhouse dwellings (noting that 
villas are the only dwelling type funded for single resident Robust 
participants), yet vacancy rates of 50% for Robust houses and group 
homes. 
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Outlook – SDA Vacancies, Investment Demand and Funding

• SDA has been viewed as a favourable investment class as it was seen to be underwritten by Government funding that was, to some degree, guaranteed by federal 
government support for a previously neglected community service / need.  The recent changes to funding, coupled with heightened awareness of vacancies in the 
industry, have resulted in growing understanding of the downside risk to both revenue and investment certainty going forward. 

• Prolonged vacancies result in providers receiving lower income than anticipated, impacting market sentiment and developer confidence. According to the recent 
Provider Survey, 78% of providers received lower income than expected for at least some of their SDA properties. 

• Increased market uncertainty will result in some yield softening to account for the additional risk associated with future maintainable earnings, as well as 
potentially reduced funding options for SDA investment properties and projects. 

• In addition, it is expected that funders will be more selective of individual investments going forward and may choose to reduce their exposure to those providing-
lower quality accommodation. Properties have a lower risk profile once participants have been identified and their funding approved.

• Investors, whether privates or institutional, should only be relying on the NDIS funding guarantee, not government bailouts or vacancy support.

• We note that the new pricing introduced mid-year should help lower the vacancy rate in some segments of the market, such as for well-designed and well-located 
Improved Liveability dwellings. 

• Designing dwellings which are fit-for-purpose has always been important, but it has now become imperative in securing and maintaining tenants. Close to 25% of 
SDA funded participants in Queensland are seeking an alternative dwelling and as participant relocations become more common, vacancy is expected to rise in 
lower-quality dwellings. 
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HMW Real Estate Advisory Services

Property Valuation Services

• Commercial property (office, retail, industrial); specialised assets (self-storage, disabled housing, petrol 

stations, retirement villages etcetera); and health care assets.

• Non-mortgage, trust, asset (Government and private) and GST valuations.

• Pre-acquisition valuations and consultancy advice, in addition to disposal strategic solutions and advice.

• Tactical advice on portfolio balance and strategies.

Property Economic and Research Services

• Catchment analysis for proposed business and property ventures.

• Supply and Demand research for proposed business and property ventures.

• Property market research.

NDIS Disabled Housing Project Consultation and Advice

• Independent review and advice in relation to NDIS development and funding.

Property Portfolio Valuer/Valuation Management

• Valuation management services including obtaining quotes and selection.

• Preparation of a program for communication and deliverables.

• Provision of a structured reporting process.

• Review of valuation methodology, rationale and sales for appositeness.  

Highest and Best Use Assessments

• Identification of potential uses of the property for either redevelopment, repositioning or refurbishment. 

• Review town planning and zoning constraints impacting on future development and use the site.

• Supply and demand / needs analysis for the perceived highest and best uses of the site. 
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Project Feasibility Analysis

• Highest and best use of the site.

• Gross Realisable value of the project based on highest and best use.

• Residual analysis studies to establish Project Related Site value.

• Market value of the site on the basis of a third-party, independent of the proponent.

Rental Review, Determinations and Assessments

• Strategic advice on tenant lease Terms and Conditions and recommendations for negotiations of leases.

• Market analysis of rental transactions to assess the Current Market Rental value.

• Market rent assessment based on the proposed/existing lease terms and conditions.

Tenant Representation Activities

• Engagement of appropriate consultants for new leases and/or lease renewals.

Project and Investment Funding Sourcing

• Quintessential Finance overseen by Tony Rickards, Partner, HMW Group.

• Credit assessments or loan submissions to supplement internal resources and skills.

• Independent review and advice on loan submissions, credit assessments and underwriting policies, 

specialising in property development and investment finance.

• Genuine and considered insights into the performance and outlook of industry sectors.

• Hindsight reviews of loans to give opinion on the health of your loan exposures and underwriting 

practices.

• Loan portfolio impairment stress testing / modelling.

• Origination of lending opportunities (e.g. broking)



HMW Real Estate Advisory
This information was prepared by HMW Real Estate Advisory  for use by current and potential clients. It 
should not be considered as professional advice or a substitute for consultation with qualified real estate, 
financial, or legal professionals.  

9

Important Notice & Disclaimer

• Liability limited by a scheme approved under Professional Standards Legislation. 

• HMW Real Estate Advisory  will have no duty or liability of any kind to you in relation to the report, including, without limitation, in negligence or under statute for any inaccuracy or misstatement in it.

• You cannot rely on this report.  If you choose to use this report, you do so at your own risk.  HMW Real Estate Advisory makes no representations concerning the appropriateness of this report to the reader, nor do we 

make any assertions that our procedures undertaken are deemed necessary for the purposes of the reader. 

• You will not make any claim against HMW Real Estate Advisory (or its officers or employees) concerning the report or its provision to you.

• This report is for information purposes only and has been derived, in part, from sources other than HMW Real Estate Advisory and does not constitute advice. In passing on this information, HMW Real Estate Advisory 

makes no representation that any information or assumption contained in this material is accurate or complete. 

• To the extent that this material contains any statement as to the future, it is simply an estimate or opinion based on information available to HMW Real Estate Advisory at that time and contains assumptions, which 

may be incorrect. HMW Real Estate Advisory makes no representation that any such statements are, or will be, accurate. 

• Any unauthorised use or redistribution of part, or all, of this report is prohibited.

• All questions and enquiries regarding this Report should be directed to the Key contacts listed in the Report’s Contents page.
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