
The State of Specialist 
Disability Accommodation 
(SDA) in Australia
December 2021

Valuation  |  Litigation & Acquisition  |  Rating & Taxation  |  Research



2

Introduction
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Å Specialist Disability Accommodation (SDA) is a 

growing segment of the NDIS that is attracting a 

significant amount of investor interest, both from 

privates and institutional investors.

Å The new SDA Design Standard came into play on 1 

July for all new build dwellings.

Å It has also become mandatory for SDA providers, 

including future providers, to inform the NDIA at the 

design stage of any proposed SDA dwelling. This 

will improve the transparency of the pipeline of 

developments.
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Å The NDIA has budgeted for $700 million annually in SDA supports when the market reaches maturity. 

Å As new SDA is developed and added to the market, average participant funding will increase as funding for new build SDA is 

higher than funding for existing and legacy dwellings. 

Å SDA supports in active participant plans has grown steadily. As at 30 September, SDA supports totalled $214 million, up 15.7%

year on year.
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Participants
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16,347
participants in SDA dwelling

3,857
participants seeking SDA

11.3%
of participants in an SDA dwelling 

are seeking an alternative SDA 
dwelling

Source: NDIA September 2021 Qtr. Report, m3property Research.
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SDA Participant Growth

Å Victoria and New South Wales have the highest number of SDA funded participants. 

Å Nationally, the number of SDA participants has grown by 345 new participants per quarter over the past two years.

Participants

Source: NDIA various quarterly reports, m3property Research.
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Source: NDIA September 2021 Qtr. Report, m3property Research  
Note: Total places are estimated by m3property using NDIS data
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Dwellings
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6,561
enrolled dwellings

18,657
estimated places

4,311
new build places 

(23.1% of total places)



Source: NDIA September 2021 Qtr. Report, m3property Research  
Note: Dwelling data does not include in -kind dwellings or dwellings yet to be rolled over to the NDIS
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Dwellings
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1,391
57.6%

58
2.4%

951
39.4%

13
0.5%

NSW Dwellings by 
Build Type

Existing

Legacy

New Build

New Build
(refurbished)

1,100
63%

196
11%

431
25%

26
1%

Victoria Dwellings 
by Build Type

Existing

Legacy

New Build

New Build
(refurbished)

371
41%

32
3%

499
54%

14
2%

Queensland Dwellings by 
Build Type

Existing

Legacy

New Build

New Build
(refurbished)

969
83%

8
1%

191
16%

3
<1%

South Australia Dwellings 
by Build Type

Existing

Legacy

New Build

New Build
(refurbished)

114
79%

30
21%

ACT Dwellings by 
Build Type

Existing

New Build

12
13%

1
1%

79
86%

Western Australia Dwellings 
by Build Type

Existing

Legacy

New Build

16
55%

3
10%

8
28%

2
7%

Northern Territory Dwellings 
by Build Type

Existing

Legacy

New Build

New Build (refurbished)

24
56%

3
7%

15
35%

1
2%

Tasmania Dwellings 
by Build Type

Existing

Legacy

New Build

New Build
(refurbished)
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Existing and Legacy Stock
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Source: NDIA September 2021 Qtr. Report , m3property Research
Note: WA proportion is showing as disproportionately lower, however, we note that State Government dwellings are 
expected to be transferred to the NDIS over coming quarters.

Å A substantial amount of existing and legacy places is 
not suited for participant needs. Funding for legacy 
dwellings will cease over time, presenting an 
opportunity to re -home participants in these dwellings.

Å As the market matures, we are seeing a growing 
number of participants living in SDA looking for 
alternative SDA accommodation. This is being driven by 
increased awareness of SDA funding and the new 
Design Standard, as well as higher quality and more 
suitable options for SDA participants. 

Å All participants within Basic dwellings have higher 
funding and are residing in accommodation that does 
not meet their needs or funding level. As the market 
matures, we expect that Basic dwellings will become 
obsolete.



Source: NDIA SDA Finder (19 Nov 2021), m3property Research
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Vacancies
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27%
25%
23%
17%
8%

346
85
94
53

Basic
High Physical Support
Fully Accessible
Improved Liveability
Robust

Design Type

Group Home & Legacy
Apartment
House
Villa/Duplex/Townhouse

Building Type

2.9%
approx.

Estimated Vacancy Rate

578
Vacancies




