
Demographic & Housing Trends in Northern Rivers Region NSW





Source: Lotus Campaign



Data Source: ABS, Forecast ID

Northern Rivers Annual Population Growth
2006/07 to 2023/04 (18 yrs) 

Recent population growth above long-term average 

Av. 2,422

3,093



Data Source: ABS, Forecast ID

Northern Rivers Annual Residential Dwelling Approvals
2006/07 to 2024/05 (19 yrs) 

Recent residential dwelling approvals below long-term average 

Av. 1,321

1,178



Data Source: ABS, Forecast ID

Critical juncture; residential approvals need to rise again  

Northern Rivers Residential Dwelling Approvals vs Annual Population Growth
2006/07 to 2024/05



0.50% 0.70% 0.65%
1.00%

0.50%
0.80% 0.63%

0.00%

1.00%

2.00%

3.00%

0.00%

1.00%

2.00%

3.00%

Ballina Byron Clarence
Valley

Kyogle Lismore Richmond
Valley

Tweed

Av.Vacancy Rate Lower Balanced Range Upper Balanced Range

Data Source: SQM Research October 2025

Postcodes Used: Ballina 2478. Byron 2481. Clarence Valley 2460 / 2464. Kyogle 2474. Lismore 2480. Richmond Valley 2470 / 2473. Tweed 2485 / 2486 

Vacancy rates provide best ‘real time’ supply vs demand indicator 

Northern Rivers Residential Vacancy Rates
October 2025



Data Source: ABS, PriceFinder

Net migration is strong, but the devil is in the detail 

Northern Rivers Top 10 LGA’s + Net Migration 
July 2023 to June 2024

Northern Rivers Top 10 LGA’s - Net Migration 
July 2023 to June 2024

Northern Rivers Weighted Median House Price June 2025: $943,957



Data Source: ABS, Forecast ID

The younger generation needs compelling reasons to stay and build a future   

Northern Rivers Net Migration by Age Group
2016 to 2021 



Data Source: NSW State Government Dept of Planning and Environment 

Because the increasingly ageing population, and society generally, needs them 

29.0%

26.6%

Northern Rivers Forecast Population % by Age Group
2026 to 2036



The below relies on key workers to fill jobs; need more dwelling supply  



Data Source: ABS

But it must be the RIGHT type of dwelling supply; diverse and affordable  

NSW vs Northern Rivers Lone Persons Households & % Small Dwelling Types 
2021



Why has it become so hard? 

National Construction Code challenging 

• Dwellings separated into different classes 

       with differing rules 

• Multi story apartment blocks trigger far more 
onerous rules than a detached house

• Added costs, time and general complexity

Construction cost environment challenging 

• Multi-level apartment: $6,000 per sqm

• Two-level townhouse: $3,500 per sqm

• Single-level detached house: $2,500 per sqm



Plan Source: Altitude Investment Builders

Innovation within the bounds of planning schemes is becoming more evident nationally  



Collaboration and support for out ‘of the box initiatives’ is imperative   



Thank You
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