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adjective  
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While every effort has been made to ensure the accuracy of this document, Lucid Economics Pty Ltd is unable to make 
any warranties in relation to the information contained herein. Lucid Economics Pty Ltd, its employees and agents 
accept no liability for any loss or damage that may be suffered as a result of reliance on this information, whether or 
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1. Introduction  

Lucid Economics Pty Ltd (Lucid Economics) has been by the Shire of Northampton to conduct a 
feasibility study into residential development on a site in Kalbarri.  

Kalbarri is a picturesque coastal town situated at the mouth of the Murchison River, approximately 
580 kilometres north of Perth. Known for its dramatic cliffs, pristine beaches and proximity to 
Kalbarri National Park, the town has long been a drawcard for both residents and tourists. According 
to the latest data from the Australian Bureau of Statistics, Kalbarri has a population of approximately 
1,500 people (ABS, 2022), though this number can fluctuate seasonally with the influx of visitors. 

In April 2021, Kalbarri faced one of its most significant challenges when Severe Tropical Cyclone 
Seroja struck the Mid West coast. The cyclone caused widespread devastation in the region, and 
Kalbarri bore the brunt of its impact. It's estimated that around 70% of the town's buildings were 
damaged. The rebuilding effort has been slow, and the town has not yet been able to replace all the 
dwellings destroyed (ABC, 2024).  

The reconstruction following Cyclone Seroja has highlighted the complexities and unique challenges 
associated with developing new housing in regional areas. Smaller communities, further away from 
capital cities often face constraints including limited access to skilled labour, higher construction 
costs and issues with supply chains and materials. Furthermore, smaller population bases can result 
in reduced investor interest, while planning and infrastructure constraints may extend project 
timelines and add to the costs. Despite anecdotal evidence of significant demand for housing, 
Kalbarri, like many parts of regional Australia, has not experienced significant investment in new 
housing.  

Recognising the barrier to economic growth that a shortage of housing can have, the Shire of 
Northampton has taken proactive steps to increase the housing supply. In 2024, the Shire acquired a 
site along Wood Street in Kalbarri from the State Government, which had previously been identified 
for residential accommodation. This study considers future demand for housing in Kalbarri, assesses 
the local housing market context and evaluates the viability of proceeding with residential 
development. The findings will inform Council’s decision-making and assist in addressing the town’s 
housing shortage, thereby unlocking future economic growth. 
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2. Local Context  

2.1 Income and Housing Affordability  

According to the Australian Institute of Health and Welfare (AIHW) as well as Housing Australia, 
affordable housing can be defined as spending below 30% of disposable income on housing.  

According to the 2021 Census, median household income in Kalbarri was $1,122/week (or $58,344 
per year). Utilising the income tax thresholds and rates from the Australian Tax Office (ATO), this 
level of household income would equate to $47,749 in annual disposable income. According to the 
2021 Census, median weekly rent in Kalbarri was $258/week, which would equate to 28.1% of 
disposable income.  

Based on this information, housing in Kalbarri (at the time of the 2021 Census) could be considered 
affordable.  

2.2 Local Housing Market  

The local housing market has been buoyant over the last five years with an increasing volume of 
transactions and strong growth in median house price. Over the last five years, the median house 
price in Kalbarri has increased by an average of 13% per year (Figure 2.1). This high level of house 
price growth indicates a shortage of housing in the local market. The rental market is extremely 
tight, with most of the last five years showing a residential vacancy rate of 0% (no rentals available). 
When the vacancy rate did increase during this period, it remained under 1%, indicating the shortage 
of rentals (SQM, 2025). Figure 2.2 shows the limitations in the rental market but also shows that 
rents have increased dramatically over time, growing at an average annual rate of 17% between 
2021 and 2025.  

Given the increases in housing prices and the shortage of rental properties, there is a notable lack of 
development activities and new dwellings coming onto the market.  

Figure 2.1. Kalbarri Housing Prices  

 

Source: REIWA (2025) 
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Figure 2.2. Kalbarri Housing Rents  

 

Source: REIWA (2025) 

The following table highlights recent rental agreements and demonstrates market rates for rental 
properties in Kalbarri. Properties range from older style properties as well as very recently 
constructed ones and demonstrates the price ranges that are achievable in the market.  

Table 2.1. Recent Rental Agreements  

Dwelling  Weekly Rent ($) Lease Start Date 

2x1 Unit $450 12/05/2025 

2x1 Unit $350 2/05/2025 

2x1 Duplex $275 10/06/2025 

2x1 Unit $350 8/05/2025 

Room Rent $220 20/05/2025 

2x1 House $400 21/06/2025 

1x1 Studio $320 18/08/2025 

2x1 Duplex $325 16/07/2025 

4x2 House $600 15/08/2025 
Source: Contessi (2025) 
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2.3 Challenges of New Home Construction in Regional Areas  

Building new homes in regional Australia has always been challenging. Recently, a number of studies 
have identified the specific barriers faced in regional areas that deter investment and building of 
new houses, including:  

• High construction costs: building in regional areas often involves increased costs for 
materials, transportation and skilled workers, which increases the cost of construction.  

• Price discrepancies: many regional housing markets function at prices lower than capital city 
markets, which makes new home construction commercially challenges (particularly given 
the higher construction costs).  

• Labour shortages: a regional area has a smaller workforce (than in capital cities), so 
providing the skilled labour to build houses can prove difficult. Builders and developers in 
regional areas often bring in skilled labour (usually from a capital city or regional city), which 
increases the cost of building.  

• Limited economies of scale: smaller regional markets may not offer the same volume of 
work as capital cities, making it harder to achieve cost efficiencies through large-scale 
projects.  

• Fluctuating demand: many regional economies can be susceptible to significant fluctuations 
in industries like mining or agriculture, leading to unpredictable demand for housing and 
making it challenging to plan and finance projects. Significant economic downturns or booms 
can greatly impact demand (and thus property values), creating a perception of increased 
risk (relative to a capital city).  

• Infrastructure limitations: some regional areas lack the infrastructure (roads, water, 
wastewater, etc.) needed to support future residential development, adding to costs and 
complexity.  

• Difficulty attracting investment: the small scale nature of many regional areas, combined 
with the high cost and uncertain returns makes it difficult to attract investment, particularly 
from medium to large residential property developers.  

Market Failure in Kalbarri 

Over recent years, there has been consistent, anecdotal evidence of significant demand for 
housing in Kalbarri. The housing market has made significant gains in terms of median house 
prices and the market has suffered from virtually no rental stock for most of the last five years. 
However, despite the apparent demand, very few new dwellings have been delivered. For all of 
the reasons identified above, the private sector has not invested into new housing stock in 
Kalbarri, and a situation of market failure exists.  

Without public intervention, it is highly unlikely that new housing will be delivered to service the 
existing demand. Without housing, the local economy may struggle to expand. At the same time, 
many local businesses have identified future growth opportunities but are unable to engage in 
these opportunities due to lack of housing for the staff required for the business expansion.  

The market failure in the Kalbarri housing market is current hindering economic growth, 
investment and the creation of new jobs.  
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3. The Site  

In 2024, the State Government transferred ownership of 15 Wood Street, Kalbarri (Lot on Plan 

P424035 514) to the Shire of Northampton. The site is centrally located in Kalbarri and is 6,744 sqm 

in size. The site is an elongated rectangle shape, measuring 141m long and 48m wide. It is adjacent 

to the Kalbarri Caravan Park. The site has been earmarked for housing previously and is 

predominantly flat and relatively clear of significant vegetation.  

Figure 3.1. Location of 15 Wood Street, Kalbarri  

 

Source: Pricefinder (2025) 
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Figure 3.2. 15 Wood Street, Kalbarri 

 
Source: Pricefinder (2025) 
 
 

Site Appropriateness for Residential Development  

The site has a number of features that make it appropriate for future residential use. It is directly 
across the street from the existing northern housing node in Kalbarri. Its central location provides 
proximity to shops, residential amenity as well as a number of services (e.g. education, 
healthcare). As a residential use, the surrounding uses would make it complementary and it would 
blend in seamlessly into the existing built form of the community, assuming the future use is not a 
high rise unit block, which is likely unviable and not required in the area.  

The rectangular shape is preferred for dividing the site into smaller blocks for accommodation. 
Equally, the site is flat and the existing vegetation is not significant, mostly consisting of groupings 
of small shrubs. These attributes mean that site works will be minimal, reducing the cost of 
development.  

The size of the property (6,744 sqm) also means that it can accommodate a larger number of 
dwellings, compared to a standard residential block (~800 sqm). 
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4. Demand for Housing  

4.1 Approach  

For many years, there has been a steady stream of anecdotal evidence confirming strong demand 
for housing in Kalbarri. As highlighted above (refer Section 2.1), this demand is significant and 
persistent, underscoring the challenges faced by both current and prospective residents.  

Importantly, the need for additional housing extends far beyond the general desire of people 
wishing to relocate to the area; it is a crucial prerequisite for unlocking future economic growth. 
Local businesses, interested and capable of pursuing expansion, are consistently hamstrung by the 
acute shortage of accommodation for prospective employees. Thus, the provision of new housing 
stock is not merely a matter of population growth, but rather a foundational requirement for 
enabling business expansion, investment and job creation in the Kalbarri economy. 

In order to quantify the demand for future housing, Lucid Economics conducted a series of 
interviews with a variety of local businesses. These interviews explored the challenges of the current 
housing market, how businesses house current employees as well as how many dwellings the 
business could require (to house prospective employees) to support future business expansion 
plans.  

4.2 Stakeholders Consulted 

The following local businesses were consulted in regard to their housing requirements (or 
specifically the housing requirements for future staff):  

• Australian Garnet 

• Contessi Real Estate 

• Country Builders  

• Finlays Kalbarri 

• GMA Garnet 

• Shire of Northampton 

• Upstairs Restaurant 

• Visitor Information Centre 

4.3 Current Demand for Housing 

All stakeholders confirmed the acute shortage of housing in Kalbarri. Many have been forced to find 
solutions within the existing accommodation supply, which includes housing staff in short-stay 
accommodation (e.g. the caravan park or Kalbarri Resort) as well as purchasing housing stock 
specifically to accommodate workers. Businesses also highlighted that many workers are brought 
into Kalbarri (on a temporary or semi-permanent basis) from Northampton, Geraldton or further 
afield. These workers could all move to Kalbarri permanently (and some would have a keen interest 
to do so), if more housing was available.  
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From the stakeholders engaged, 53 current workers are being housed in employee provided housing 
options (e.g. housing paid and secured by employers, including situations where employees pay for 
some or all of the housing cost). Given the population of just 1,500 people, this rate of employer 
provided housing equates to 3.5% of the population. While this percentage may seem small, it is 
important to note the limited number of stakeholders interviewed, which would indicate that the 
actual number of people housed in employer provided housing is potentially greater. Additionally, if 
housing was available in the open market, these 53 people would equate to a population increase of 
3.5%, which would be significant annual growth. Finally, some of these workers are occupying short-
stay accommodation, which would otherwise be available for visitors that can support the local 
tourism industry.  

A variety of businesses cited existing or future plans for expansion that will require addition 
accommodation. In total, there is the potential for 80 additional jobs to be created in Kalbarri, which 
would equate to an additional 80 people in the permanent population (Table 4.1). While half of 
these future jobs are related to local garnet mining, the mining companies have identified a strong 
desire to source these workers from within the local population rather than relying on a fly-in/fly-out 
(FIFO) or a drive-in/drive-out (DIDO) workforce. This level of future population growth would equate 
to an annual growth of 5.3%, which is very significant in the context of regional Australia. This level 
of population growth would benefit a wide variety of businesses in town from grocery stores to 
cafes, restaurants and numerous other retail businesses as well as local schools and healthcare 
businesses. As such, there would be significant economic benefits to providing a solution to 
accommodate these workers in Kalbarri.  

Table 4.1. Current Future Demand for Housing, by type of Worker and Housing Type, Kalbarri 

  House  Unit  Total  

Key Service Worker 7 32 39 

Mining Worker 8 33 41 

Total 15 65 80 
Source: Lucid Economics  

While the majority of required housing may be in the form of units, it should be noted that 
traditional houses can provide a similar solution. For example, a two-bedroom home could provide 
the equivalent of two units. For many workers, sharing accommodation (e.g. common living and 
kitchen spaces) is already taking place as many existing employees share a multi-bedroom house or 
a unit currently. Regardless of the housing type, it is most important that the number of future 
workers can be accommodated within the local dwelling stock.   

Interviews with stakeholders also considered which existing and future job roles businesses need to 
accommodate as well as pay rates and the level of rent that existing employees are currently paying. 
The research found two types of future workers that require accommodation:  

• Key service workers: these workers are typically in hospitality, retail or other service roles 
(e.g. cleaners or maintenance staff).  

• Mining workers: range of workers for the garnet mining industry, including executives.  

As highlighted in Table 4.2, there is a significant range in terms of the wage or salary level amongst 
these jobs as well as what these types of workers are currently paying for accommodation. These 
rates align to the existing market rates (refer Table 2.1).  
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Table 4.2. Future Worker Types, Pay and Current Accommodation Costs  

  Key Service Workers Mining Workers 
Roles Range of roles in hospitality, retail and 

services (e.g. cleaning, maintenance) 
Range of roles in garnet mining, 
including executives  

Wage and Salary 
Levels 

Hourly rate, ranging from $24/hour to 
$60/hour 

Hourly rate starting at $60/hour as well 
as salaries from $100,000 to 
$200,000+ 

Current Housing 
Rental Costs  

$150/week - $300/week $400/week - $650+/week 

Source: Lucid Economics  

 

Significant Demand for Housing  

The research demonstrates that there is a relatively significant demand for future residential 
housing in Kalbarri. This demand remains a conservative estimate as not every business in Kalbarri 
participated in the interviews that are the basis for the demand. Additionally, the demand does 
not include people currently living outside of Kalbarri that would be interested to move to the 
area if housing were available.  

This level of demand sets a benchmark for the number of people that could be accommodated on 
the identified site (15 Wood Street).   

Additionally, the income level for these workers as well as the current, ‘going rate’ for their 
accommodation provide further insights for the feasibility assessment.  

 

4.4 Market Ability to Pay  

As highlighted in Table 4.2, different types of workers possess a differing ability to pay for rental 

housing. To demonstrate the market’s ability to pay, Figure 4.1 shows the required annual 

household income required to pay various weekly rental rates, utilising the definition of affordable 

housing of 30% of disposable income. In other words, to keep housing cost at 30% of disposable 

income, household income needs to be $100,000 in order to afford a rent of $450/week. Table 4.3 

provides an indication of various annual income levels achieved utilising the hourly rates that 

stakeholders provided for the staff they require. As identified, only those people making $60/hour 

could afford a rent of $450/week (assuming they are the sole income earner). Someone would need 

to earn $63,000 to afford a $300/week rental (assuming they are the sole income earner).  

If two hospitality workers, earning $50,000 each, shared a 2-bedroom/1-bath dwelling, then they 

could conceivably afford to pay $500/week, which demonstrates that there may be some potential 

to theoretically achieve higher than market rates.  

Finally, applying wage growth rates from the ABS (ABS, 2025), household income in Kalbarri is likely 

now $66,134, meaning that an affordable rent would be around $300/week.  
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Figure 4.1. Household Income Levels and Affordable Rents ($/week) 

 

Source: ATO (2025); Lucid Economics  

Table 4.3. Hourly Rate and Indicative Annual Income Levels  

$/hour Annual Income  

$24.00 $38,400 

$29.00 $46,400 

$30.00 $48,000 

$32.00 $51,200 

$37.00 $59,200 

$40.00 $64,000 

$44.00 $70,400 

$59.00 $94,400 

$60.00 $96,000 
Source: Lucid Economics  
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The following images provide an indicative sample of the eventual built outcomes envisioned for the 

site. 

Figure 5.2. One Bedroom Dwellings 

 

 

Source: Fox Modular (2025); Evoke Living (2025) 
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Figure 5.3. Two Bedroom Dwellings 

   

  

 

 

Source: Fox Modular (2025); Evoke Living (2025) 
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