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1. Executive summary

Australia’s housing landscape is changing. Renting provides a
home to more people in Australia than ever before—and people
are renting for longer than ever before. The Great Australian
Dream has always been about a stable, comfortable place to call
home where you can have certainty about the future. We used
to assume this would be achieved by owning your home, but,
for a growing number of people, renting now provides the only

option for having a home.

The reality of long-term renting provides the opportunity for a
new Great Australian Dream, where renters can set down roots,

participate fully in our communities, and thrive.

Australian governments recognise the necessity of access to
affordable, reliable essential services such as healthcare, water,
and energy, through providing these services, funding their
delivery, or regulating private providers. However, our
governments have failed to similarly recognise the necessity
of access to affordable, stable rental housing. This is despite
Australia’s recognition of adequate housing as a human right
under international law,! which requires action to ensure
access to housing is affordable, secure, and available to all.?
Instead, governments have shifted responsibility for housing
to the private market without the safeguards that normally
accompany essential services, leaving renters without the

protections they need.

The result? Renters queuing around the block to view poorly-
maintained homes that they can barely afford, promising future

residents an uncomfortable tenure with the constant threat of



eviction or rent rises if they request basic repairs, and the like-
lihood of moving again if the landlord wants to sell, renovate,

move in a relative, or push the rent above breaking point.

We commissioned a nationally representative survey* to
understand how people in Australia feel about housing today—
particularly renting—and what they want governments to do
about it. People in Australia strongly agree on the importance of
housing, with nearly 9 in 10 (88%) survey respondents believing
housing is a basic human need. Yet we also recognise
unaffordability as the main barrier to homeownership, and

close to eight in ten respondents believe a generation of

renters may never afford a home. It is clear we need affordable,
comfortable, long-term renting options for people unable to buy

a home.

Our survey also found strong support for government action to
improve renting. More than 8 in 10 (83%) respondents believe
renting is an essential service and everyone deserves a roof
over their heads. A similar proportion agree landlords should
be required to provide safe, affordable and secure homes, and
nearly three-quarters want governments to reform the rental
system so it works fairly for renters. More than three-

quarters agree governments should invest in building more
social housing, which is critical to ensure all renters have stable,
affordable homes.

With our survey revealing the strong consensus among people
in Australia for government action to improve renting, we
sought to understand the current problem and what govern-
ments must do to address it. In this report, we set out a vision
of renting as an essential service, identifying four critical areas
in which government action can support renters to thrive:
stability, affordability, comfort, and accountability. We then
examine how governments have set up the rental system to fail,

shifting from taking an active role in providing housing and

*n=1,011



Survey
methodology

Figure 1 (left): Renting status
of survey participants

Figure 2 (right): Landlord
status of survey participants

protecting renters to leaving housing to the private market and
hoping this would work out. We finish by identifying the key
policy reforms the Commonwealth, state, and territory govern-

ments can deliver to recognise renting as an essential service.

We know what needs to be done to hold landlords accountable
for delivering this service and ensure renters can access stable,
affordable, and comfortable homes. We now need governments

to act.

Our survey explored the perceptions and sentiment of people
in Australia towards renting. The research involved an online
survey in July 2025 of 1,011 Australians, comprising a nation-
ally representative sample, by age, gender and location, with a
boost within the total sample to comprise 30% people currently
renting. Verbatim quotes from survey respondents have been
included throughout this report, marked by rental and landlord
status where relevant. The renting and landlord status of
survey participants is illustrated below (Figures 1 and 2). (For
more information on this report's research methodology, see

the Appendix.)

Potential renters: yet to Current landlords

rent, may in the future 10%

13%
Non-renters: have never
rented, don't intend to 13% Former landlords

Current renters: currently living
in rented home

Non-landlords

31%

Former renters: rented
in the past, not currently renting




Survey key findings

Figure 3: Perceptions about renting as an essential service among the
general public and among landlords (current and former).

The general public
recognises renting as

an essential service and
supports government
action to make it more
stable, affordable, and fair
for renters:

%

82%

agree renting should be
more affordable.

6%

agree governments
should invest in building
more social housing.

83%

of respondents agree
renting is an essential
service and everyone
deserves a roof over their
head.

82%

agree landlords should be
required to provide safe,
affordable, and secure
homes.

(3%

want governments to
reform the rental system
so it works fairly for
renters.

83%

agree that whether you
rent your home or own it,
your home should give you
a sense of belonging and
stability.

(%

believe a generation of
renters may never be able
to afford to own a home.

And among landlords,
there is strong agreement
around renting as an
essential service and the
importance of stable, and
affordable rental homes:

4

of current and former landlords agree that renting is an essential

service & everyone deserves a roof over their head.

agree that a home should provide a sense of belonging

and stability, whether you own it or rent it.

agree that landlords should be required to provide
safe, affordable, and secure homes.

agree that renting should be more affordable.




List of 1. State and territory governments should reform eviction

recommendations

laws and regulatory processes to:

a. Prohibit evictions without grounds;

b. Allow landlords to end tenancies on certain reasonable

grounds only;

c. Require landlords to substantiate these grounds before

ending a tenancy; and

d. Allow dispute resolution tribunals to refuse eviction

orders to avoid hardship and injustice.

2. The Australian Government should lead a national
process to identify further eviction reforms needed to
support long-term tenancies and establish a pathway
to implementation. These reforms should give renters
greater control over when their tenancy ends and require

compensation in circumstances of unavoidable eviction.

3. State and territory governments should introduce hardship
schemes that support renters experiencing financial crisis

to remain in their homes.

4. State and territory governments should introduce rent
stabilisation policies that protect renters from excessive
rent increases. These policies should be accompanied
by measures to limit unintended adverse consequences,
including eviction law reform (see Recommendations 1 and

2) and regulation of short-stay rentals.

5. The Australian Government should implement an equitable
approach to housing tax concessions by phasing out
the capital gains tax discount and negative gearing for

investment properties.



6. The Australian Government should:

a. Provide sufficient investment in building new, high-

quality public housing, and upgrading existing public
housing, to meet current and future need; and

b. Support high-quality community and affordable

housing where rents are capped at a portion of income.

7. State and territory governments should improve the

quality of rental housing and ensure landlords meet their

responsibility to provide safe, comfortable homes by:

b.

Introducing strong minimum rental standards,
including comprehensive energy efficiency standards;
and

Implementing standard times and expectations for
repairing common issues and penalties for landlords

and agents who fail to meet expectations.

8. The Australian Government should direct the Australian

Securities and Investments Commission to provide

clear guidance to lenders that ensures people borrowing

money for an investment property can afford repair and

maintenance costs.

State and territory governments should establish landlord

registers and:

Require mandatory registration of landlords;

Monitor and report on data sourced from the register

regarding rental market trends; and

Resource regulators to communicate with landlords

regarding their obligations.



10. State and territory governments should enhance
compliance and enforcement action to ensure landlords and
agents comply with rental laws. This action should include
proactive checks, appropriate penalties and enforcement
of penalties to deter non-compliance, and expanded
compensation for renters. Priority areas for enhanced

compliance and enforcement action are:

e Verifying and enforcing minimum rental standards,
including stopping non-compliant homes from
being advertised and requiring rent reductions

until they meet standards.

e Validating rent increases before they take effect
and requiring repayment of overpaid rent for

unlawful increases.

e Verifying that the reasons given by a landlord for

ending a tenancy are given in good faith.

e Implementing and enforcing appropriate penalties

to deter misconduct by landlords and agents.

e Expanding compensation available to renters to
cover time, distress, and inconvenience, as well as

financial loss.

e Publishing enforcement outcomes to increase

transparency and promote accountability.

11. State and territory governments should introduce effective

dispute resolution processes that:

a. Provide renters with access to simple, fast dispute

resolution; and

b. Place the burden on landlords and agents to justify
actions such as ending a lease or disputing a repair

request.

10



2. A new vision:
renting as an
essential service

Having a stable, comfortable place to call home is the centre-
piece of the Great Australian Dream. It is integral to our
national identity and essential to deliver our core values of
security and belonging. In Australia, we understand that a
home provides the foundation for health, education, employ-
ment, and everything else we need to live well and contribute

to society.

Renting is a critical component of Australia’s housing system,
providing a home for around one-third of households—yet it
is still treated like a second-class option.’ Decade-long waits
for social housing,* queues around the block at inspections,
and families living with mould or extreme heat show how far
housing has drifted from being a foundation for stability and
dignity. Home ownership has long been out of reach for many
and more people are renting for more of their lives.> These
conditions force us to rethink what housing is for and how we

design a system that works for everyone.

As we weather the storm, we look desperately to the future for
hope, for a new state of housing, where everyone has a place to
call home. The future of housing is unclear, and the severity of
the housing crisis makes only one thing certain: if things are to

change, Australia needs to treat housing differently.

11



The nationally representative survey we commissioned to
inform this report aimed to understand how people in Australia
feel about housing today—particularly renting—so this

knowledge can guide the future we strive to build.

We found nine in ten people in Australia see housing as a basic
need (88%), while 8 in 10 think a generation may never afford to
buy a home (77%). With home ownership out of reach for many,
long-term renting may be the only option. However, the current
system makes it costly and precarious, with most survey
respondents linking renting to unaffordability, instability, and

exhaustion.

Despite the grim lack of housing options, people in Australia
overwhelmingly agree on how renting should be acknowl-
edged and treated: more than eight in ten agree that renting

is an essential service (83%). Housing—like water and health-
care—is essential, but because renting isn’t given the same
status, it misses out on the protections people can rely on in
those other services. Governments actively step in to keep
essential services affordable, maintain people’s access to them,
and set and enforce minimum standards so quality is assured—
roles they take on because markets alone won’t deliver these
outcomes. However, Australian governments have largely left
rental affordability, standards, and enforcement to the market,
allowing costs to spike and conditions to deteriorate. The result
is clear: where services are treated as essential, governments
shield people from harm; where they aren’t, people are left
exposed. Renting in Australia today sits firmly in the latter

camp.

12



Figure 4: Agreement among
the general public that renting

is an essential service Renting 1S an essential
Agree or strongly agree @ SCIVviCe, everyone deserves
Unsure @ a roof over their head.

Disagree or strongly disagree

Further strengthening the need for treating renting as an

essential service, most respondents believed:

e It shouldn’t matter whether you're living in a rented
home or in a home you own, your home should give
you a sense of belonging and stability (83%)

e Renting should be more affordable (82%)

¢ Landlords should be required to provide a safe,
affordable and secure home (82%)

e Governments should reform the rental system so it

works fairly for renters (73%)

The future of housing may be uncertain, but, right now, our
nation strongly agrees that renting is an essential service and it

needs to be treated that way.

That expectation compels us to reimagine a housing and rental
system that is fairer for renters—to articulate a new vision for
renting to guide us out of the crisis and towards an Australia
where all renters can thrive in stable, affordable, comfortable
homes, in a rental system that holds landlords to essential

service provider standards.

13



Our vision of renting as an
essential service is built on four
pillars: stability, affordability,
comfort, and accountability.
Realising this vision requires action
in each of these essential areas.

Stable

A home that's yours

Affordable

Rent that leaves room to live

Comfortable

Your home is safe and healthy

Accountable

Your landlord is held to a high standard

14



Stable:
a home that’s yours

Whether you’re a homeowner or renter, your home is the
foundation for a happy life. It is solid and reliable—something
you can count on. That stability gives you a sense of belonging
and identity. You get to know neighbours and take part in your

community because the roots you put down will endure.

When you look for a new rental home, you consider if it is

right for the life you have now, and the life you want in the
future. Whether it has enough space for you and your family to
grow into. Whether it’s close to the people you love, the place
where you work and your children’s schools, and reflects the
values with which you want to surround yourself. Your home

empowers you to make plans for your life.

You trust that you’ll be able to stay in your home, even if life
throws you curveballs like losing your job or health issues that
affect your income. The supports available during times of
financial hardship enable you to get back on your feet. When all
you can focus on is surviving, the stability of your home is the
steady footing you need to get back to thriving.

Living in your home feels easy. You can make your garden
beautiful or paint a mural on your kid’s wall, because doing
these things are worth it when you're there for the long haul.
Receiving emails from your property manager feels like getting
emails from your internet provider—unremarkable—because
whatever they're contacting you about, it's most likely about
keeping you happy, safe, and comfortable in your home. An
ongoing lease is the default. You know that if your landlord
sells, your tenancy continues seamlessly with the new owner.
If you uphold your responsibilities as a tenant, your home is
secure, and in the extraordinary cases where it must end, you

are properly supported and compensated.

15



Affordable:
rent that leaves
room to live

Affordability is more than just a lower number. It’s certainty
in the future that allows you to plan your life. It’s the confi-
dence to go back to university, book a holiday, or start a family,
knowing your home will remain affordable as your life grows
around it. Rent you can manage turns a house into what it
should be: the foundation for a thriving life.

When you find a home that fits your budget, you can trust it
will keep fitting. Rent is steady and predictable, with limits on
increases that recognise an affordable home is essential, just
like healthcare. You can trust that changes to your rent will
leave room in the budget for groceries, energy bills, the dentist,
and a rainy day fund.

A strong social housing system reinforces your sense of
financial security. It’s readily available if you need it, with fair
wait times and high-quality homes. Applying for social housing
feels like accessing any other essential service you're entitled to,

like enrolling your children in public school.

Rent stablisation stops prices from becoming unmanageable,
while a robust social housing system provides a reliable safety
net should you need it and keeps the private rental market

in check. Together they make affordability real. This balance
makes the system work for everyone: landlords who offer
reasonable rents find steady, long-term tenants, while families
can live near work, school, and community without being

stretched to breaking point.

16



Comfortable:
your home is safe
and healthy

From the day you move in, you have confidence your rental
home is safe, healthy, and ready to live in. You know it will

be warm in winter and cool in summer; adequate ventilation
will ensure healthy air quality. The kitchen and bathroom will
function well and energy efficient appliances will keep your
power bills affordable.

When you’re looking for a home to rent, you know the
essentials are assured by strong standards that are enforced by
governments. Rental homes must be energy efficient, providing
adequate insulation, draught sealing, and efficient heating and
cooling. Comfort and efficiency aren’t extras, they’re assured in

every rental home.

You don’t have to check for mould or if smoke alarms work—
those things are a given. Instead, you make decisions on the
things that matter most to you: morning light in the kitchen, a

nearby park to walk your dog, or a short commute to work.

If something breaks, it’s fixed quickly, within set timeframes
you can count on. Problems with your hot water system mean,
at most, a missed shower. A cracked window is fixed before the
next cold night. And if repairs ever take longer, compensation
is automatic—like a rebate on an overcharged bill. You ask for
repairs with confidence, knowing your rights are protected and

your home remains secure.
Confidence in strong standards gives you more than shelter:

it gives you dignity, comfort, and pride in the place where you

live: the foundation for a thriving life.

17



Accountable:
your landlord is held
to a high standard

In a fair rental system, you live with peace of mind. You have
confidence that your rights will be upheld without needing to

constantly fight for them or fear losing your home.

This system works in the background to keep things fair, so
you can live your life. If you sign a lease, you know the home
will be safe, healthy, and functional. If a maintenance request
goes unanswered by your landlord, you report it, and carry on—
you trust the regulator will contact them, and your home will
be repaired promptly. If your landlord breaches your rights, you
report it and know you will receive a fair remedy for the incon-
venience. Whether it’s an unlawful eviction or a bogus bond
claim, you're assured that whatever harm your landlord causes
you, you can access a simple, quick process and it will be made

right.

Knowing your landlord will be held accountable gives you
peace of mind. You trust your rights are strong and will be
fairly enforced, giving you confidence that, when it comes
to your home, you’ll be treated fairly. You interact with your
landlord openly and as an equal, and focus your energy on

building a rich, meaningful life.

18



3. The problem:
a poorly regulated
rental market

We are all familiar with Australia’s rental housing crisis: renters
struggling to afford ever-increasing rents, queuing to inspect
poor quality homes, and avoiding asking for basic repairs or
maintenance for fear of another rent increase or even eviction.
The consequences of the rental housing crisis can be dire, with

renters pushed towards housing precarity and homelessness.®

However, it wasn’t always like this. Over recent decades,
government policies have increased reliance on the private
market to provide housing, incentivised investors to priori-
tise profit above providing a decent home, and inadequately
protected renters. And, as house prices continue to soar,
long-term renting is becoming more common.” In our national
survey, more than three-quarters of respondents agreed an
entire generation of renters may never afford a home of their
own (77%). A growing group of renters is now facing a lifetime
of paying too much for too little and living in fear of losing the

place they call home.

19



Figure 5: Perceptions of long-term renting among the general public

An entire generation of renters may
never afford a home of their own.

Agree or strongly agree

Unsure

Disagree or strongly disagree




“I think the rental market is
unpredictable and does not offer
security to renters who are seeking it.”

—Former renter
Sh|ft|ng Let’s fuel up—avocado toast, anyone?—and take a hike down
respon sibilities memory lane to a time before the rental housing crisis. For

decades, Australian governments responded to housing chal-
lenges by investing in building lots of homes. They did this to
alleviate poverty and support economic growth by providing
housing to workers.® Governments also increased protections
for renters from the early twentieth century onwards, including
rent controls and limitations around eviction, with NSW and
Victoria maintaining these measures beyond the Second World
War.?

But, by the 1980s, governments were spending less on social
housing, instead leaving housing to the private market' and
hoping this would somehow work out. (TL;DR: it didn’t.)
Financial deregulation led to the ‘assetisation’ of housing,
treating homes as a way to accumulate wealth, while the relax-
ation of lending restrictions meant more people could borrow
more money, especially people with existing housing wealth."!
Two big tax breaks—the capital gains tax discount and negative
gearing—supercharged wealth accumulation through property
investment, triggering a rapid increase in house prices and

inequality."

21



Tax breaks for
housing investors

With social housing supply shrinking and waiting lists growing,
more low-income renters have been pushed into the private
rental market.”®* Commonwealth Rent Assistance emerged as an
imperfect policy response to rental unaffordability among low
income households.”* And as governments shifted responsi-
bility for housing to the private market, they failed to introduce
the policy reforms needed to ensure the market would provide

rental homes that were stable, affordable, and comfortable.

Government action—and inaction—created an Australian
property market defined by soaring house prices, where
speculation drives the provision of rental housing and the profit
from selling a home is more attractive than the rent collected
for providing this essential service.”” For people with extra
cash, generous tax concessions make property investment a
particularly lucrative option: they can use negative gearing to
reduce their personal income tax while renting out the home
and then, as long as they’ve leased it out for a measly 12 months
or more, enjoy half of their capital gain from selling it as
tax-free income.'® With head-spinning increases in house prices,
it’s hardly surprising people are borrowing big to become
landlords.”” Successive governments created a perfect storm

of perverse incentives that make behaviour undermining the
collective good not only rational, but almost irresistible, to
individuals with enough money to have a go at providing an

essential service.

“It is a pain [for renters] right at the
moment, high rent, less availability,
and it is a landlord market now.”

—Current landlord

22



Research has demonstrated that churn in the private rental
housing sector is significant and increased between 2000 and
2020, with a 2022 report from the Australian Housing and
Urban Research Institute describing the continual entering and
exiting of homes from the sector.’® Earlier research pointed to
the short-termism of many landlords, suggesting one-quarter
exited the private rental market within a year of entering and
nearly 6 in 10 exited within 5 years.”

When generous tax concessions incentivise speculation and
the turnover of rental housing, it is hardly surprising many
renters live with the fear—or reality—of having to find a new
home because their landlord is selling up or implementing the
rent increase that will break the household budget.*® Further,
landlords who have overextended themselves with loans for
investments may lack the cash needed to properly maintain
the homes they rent out, particularly given lenders do not have
to consider the borrower’s ability to afford maintenance and

repair.?!

Australia’s rental market appears to be packed with landlords
rich enough to invest in property but too poor—or too willing to
cry poor—to maintain a rental home. Combined with inadequate

protections for renters, as we set out below, these tax breaks

have left renters paying too much for too little.

“My mum has rented her entire life

land] it felt like an advantage when we

were kids as it was cheaper and she had
no large debt hanging over [her] head.”

—Potential renter

23



Inad equ ate As governments shifted responsibility for the provision of

governm ent action housing to the private market, they failed to step up and

on renters’ rights

support renters, proividing inadequate protections across most
of the country from unfair evictions, rent hikes, or poor rental

housing conditions.**

While some jurisdictions now require landlords to provide
grounds to be able to evict a tenant—visionary!—they still
prioritise the landlord’s financial interests or convenience over
the renter’s need for a home by, for example, permitting the
landlord to evict the renter so the landlord can prepare to sell
the home, move in, or have a relative move in. Other jurisdic-
tions continue to allow eviction without grounds, which is not

only highly unusual by international standards but in breach of

treaties to which Australia has committed.??

“There should be much more social
housing, landlords should not be
allowed to charge the ridiculous rents
they charge on worn out buildings
which they have no intention

of fixing as they know someone

will always be needing a home.

>

—Current renter
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Compounding the instability caused by inadequate protection
from eviction, state and territory governments have largely
fail to safeguard renters against excessive rent increases. The
Australian Capital Territory leads this dismal pack with a
limit of one rent increase each year and the onus placed on

the landlord to prove a rent increase greater than 110% of the
increase in the rents component Canberra’s Consumer Price
Index is not excessive.?* At the opposite end of the spectrum,
the Northern Territory allows rent increases every six months.
The remaining jurisdictions allow annual rent increases

but do not any set limits on the amount, instead placing a
difficult burden on the renter to demonstrate a rent increase is

‘excessive to the general market level of rents’.®

Surely, sky high rents mean Australian landlords keep rental
homes in good nick? Unfortunately, this isn’t the reality for
most renters: rental housing conditions are often poor due to
inadequate maintenance and repair, as well as the failure to
provide the upgrades needed to ensure a healthy indoor envi-
ronment, like insulation, draught sealing, and mould preven-
tion.?® While Victoria and the ACT are implementing promising
minimum standards for rental homes, the “Better Deal for
Renters”, agreed by National Cabinet in 2023, offers a weak
commitment to phasing in minimum quality standards, with
the lack of ambition illustrated by the examples provided—a

working stovetop and hot and cold running water.”

The combination of increasing rents and inadequate protec-
tion from unfair eviction means renters are denied the sense

of stability and belonging a home should provide and have to
pay more than they can afford to live in unhealthy homes. This
combination also means many renters are unwilling to ask for
the repairs, maintenance, or improvements needed to ensure
their home is comfortable, as they fear another rent rise or even

eviction.?®

25



Our national survey demonstrates the impacts on renters.

Among those dissatisfied with their current rental arrangement:

e 33% said they had no certainty their lease would be
renewed,;

e 33% said their landlord or agent wasn’t responding
to their requests for repair or maintenance; and

e 35% were concerned about landlord retalia-
tion—such as eviction or a rent increase—if they

complained.

Our findings are consistent with a national survey conducted
in 2018 that found poor renter protections deter renters

from requesting repairs: just over half the renters surveyed
were living in homes that needed repairs, yet 68% of renters
expressed concerns that a request for repair could trigger a rent

increase, and 44% were concerned they could be evicted.”

“Landlords have generally more
power. Tenants are afraid to ask for
repairs as their rent can be increased

or they could be evicted.”

—Non-renter
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Invested interests

It’s not just government policies propping up property
investors and letting down renters: there are big industries
backing Australia’s rental housing nightmare. Banks lent nearly
$33 billion to property investors in the June 2025 quarter
alone® and are raking in the profits from interest payments.
The twin incentives of the capital gains tax discount and
negative gearing work particularly well for lenders, as they
encourage speculators to borrow money to negatively gear
an investment property (or three). Without negative gearing,
would-be investors are more likely to pursue rental yield,
borrow less, and pay off their loans fast— which might not be

great for lenders’ mega profits.

The real estate industry is another big beneficiary, with 74% of
renters living in homes managed by professionals on behalf of
landlords.* While property management agencies perform work
in service of renting, they work for landlords and their financial
incentives are tied to those of landlords. Even without pressure
from landlords, property management agencies are incentiv-
ised to increase rent as they are paid a percentage of the rental
income,* and may push back against requests for maintenance
or improvements in the (sometimes mistaken) belief this will
keep landlords happy. Additionally, regularly turning over
tenants can be good business for agents due to reletting fees
and increased commission, as asking rents rise more sharply
than rents within existing tenancies.* Successfully increased
rents on one property can also be used as evidence of increased
market rents for another. These incentives, along with the land-
lord’s influence, have opened a chasm between the interests of
agents providing the essential service of renting and the people

living in the homes they manage.
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Renters are
doing it tough

As a consequence of government policies favouring investors
and failing to address the shortcomings of the free-market
approach to providing rental housing, renters today face a bleak
outlook with rising rents and the fear of looking for a new home
if they can no longer afford their rent.>* Renters typically face
high housing costs compared to home owners, and housing

stress is higher among renters than owners.*

Our national survey asked people to describe renting in
Australia, and 80% of the general public pointed to unaf-
fordability. Among current renters, 90% agree renting should
be more affordable and, when we asked renters about their
satisfaction with their current rental agreement, affordability

concerns were driving dissatisfaction:

e 63% of renters who were not satisfied with their
current rental agreement said this was due to rent
increases;

*  46% said they weren’t living in the home they’d like
but it was all they could afford; and

e 44% said their rent was likely to increase soon.

The survey findings tell the story of housing affordability in
Australia with renters taking the least worst option: while

63% of current renters are renting because buying a home is
too expensive, only 13% of renters see renting as a long-term

solution for them.

“Far too expensive and hard to find
any places that [have] amenities

while having a low rent cost.”

—Potential renter
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Figure 6: Reasons for dissatisfaction with current rental agreement

My rent has increased.

It’s not the home I'd like to live
in, but it’s all I can afford.

My rent is likely to increase soon.

I worry that if I complain, I might
get evicted or my rent will increase.

The property needs
maintenance, but the landlord/ 3 3%
agent doesn't action my requests.

I have no certainty that my 3 3%

lease will be renewed.

I can't make changes
to my home without 23%
explicit permission.
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Our survey found relatively modest proportions of people in
Australia believe renting is a long-term housing solution (30%),
despite a huge proportion acknowledging that a generation of
Australians may never be able to buy a home (77%). The lack of
faith in renting is unsurprising, given decades of

government policies have prioritised investors' interests

over the importance of providing an essential service. The
good news is: governments can implement policy solutions

to improve renting—and our survey results demonstrate the

majority of people in Australia support these solutions.

“For several decades obvious
decay in rental security has been
ignored. The rental circumstance
in Australia is socially divisive due
to the requirement for aggressive
competition between renters, with
the threat of homelessness as

the penalty for non-participation
Houses are for living in.”

—Current renter
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4. Policy solutions:
governments
regulate renting as
an essential service

It might seem like we need a divine force to deliver us from the
great Australian fever dream where speculation drives property
prices ever higher and rental protections are demonised by
scare campaigns conjuring vanishing homes as landlords flee
the market. But, take a breath.

Our governments could recognise that renting is an essential
service, implement sensible policy reforms, and proactively
ensure landlords take responsibility for providing decent
homes. This shift would acknowledge the market will not
provide renters with stable, comfortable, or affordable homes,
unless governments hold landlords to a higher standard. By
treating renting as an essential service, governments will
require landlords to be well informed about their legal obliga-
tions, have sufficient resources to manage and safely deliver
this service, and be able to manage fluctuations in the financial

return on their investment home over time.

Our survey found there is already strong general public support
for the vision of governments treating renting as an essential
service (83%), setting policies to ensure renters live in stable,
affordable, and comfortable homes (82%), and reforming the

rental system so it works fairly for renters (73%).
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Stable:
a home that’s yours

In this section, we outline the policy and regulatory reforms
needed to deliver renting as an essential service and ensure

renters can thrive.

Australian governments recognise the critical nature of
essential services and implement regulatory protections to
support consumers and maintain their access to these services.
However, despite the extreme consequences of severing

access to housing, Australian governments have largely failed
to provide renters with adequate protection from eviction

or financial hardship. Without these measures, renters live

in fear of losing their home, leaving one-third of Australian
households without the stability they need to invest in their

community and plan for their future.

Reforming eviction laws is important not only to enable renters
to remain in their homes for extended periods, but also to
provide renters with greater confidence to request a repair or
challenge an excessive rent increase. In 2023, National Cabinet
committed to developing a nationally consistent approach to
laws requiring reasonable grounds for evictions.*® While some
jurisdictions have made progress, eviction protections are
often inadequate, allowing landlords to evict a renter to sell the
home or allow a landlord’s family member to move in, failing

to require landlords to substantiate the grounds for eviction,
or allowing evictions without grounds for fixed-term tenan-
cies.”” Further, Western Australia and the Northern Territory
continue to allow landlords to evict tenants without providing

grounds.

Reforming eviction laws to permit landlords to end a tenancy
on limited, reasonable, and prescribed grounds is an important
step towards providing renters with stability. But further
reform is needed to provide genuine stability: renters

should enjoy ongoing leases and control when their
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Figure 7: Agreement among
the general public that
renters should be able to live
in their homes long-term

Agree or strongly agree @
Unsure @
Disagree or strongly disagree

tenancy ends. Exceptions should be limited to extreme circum-
stances, such as a major breach of the lease by the renter, or
the property becoming uninhabitable due to a disaster, which

would trigger adequate compensation for the renter.

Our national survey found the majority of people in Australia
support these reforms, with 64% agreeing renters should be
able to stay in their home long-term and eviction should only be
permitted if a renter breaches their obligations as a tenant. This
rises to 77% among renters, demonstrating the importance of

this reform to the sense of stability a home should provide.

Renters should be
able to stay in their
home long-term,
and should only be

evicted if they breach
their obligations
as a tenant.

In addition to fair laws for ending a tenancy, hardship schemes
are essential to provide stability to renters who experience
financial crisis and cannot afford to pay their rent. Landlords
should not be able to evict tenants who find themselves unable
to pay their rent due to financial hardship. State and territory
governments should design hardship schemes that allow
renters to weather unexpected hardship and remain in their
homes, the same way support is provided to ensure consumers
can access their utilities—and lenders provide support to

landlords who struggle to pay their mortgage.
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Recommendations 1 State and territory governments should
reform eviction laws and regulatory

processes to:

a. Prohibit evictions without grounds;

b. Allow landlords to end tenancies on

certain reasonable grounds only;

c. Require landlords to substantiate

these grounds before ending a tenancy; and

d. Allow dispute resolution tribunals
to refuse eviction orders to avoid hardship and

injustice.

The Australian Government should

lead a national process to identify
further eviction reforms needed to support
long-term tenancies and and establish a pathway
to implementation. These reforms should
give renters greater control over when their
tenancy ends and require compensation in

circumstances of unavoidable eviction.

3 State and territory governments should
introduce hardship schemes that support
renters experiencing financial crisis to remain

in their homes.
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Affordable:
rent that leaves
room to live

Figure 8: Agreement that renting
should be more affordable
among the general public,
current renters, and current and
former landlords

Agree or strongly agree @
Unsure @
Disagree or strongly disagree

With widespread recognition of rental unaffordability in the
general public and renters living with rising costs and uncer-
tainty, governments should take action to ensure people can
pay their rent. Our survey results reveal broad agreement
that renting should be more affordable, with 82% of respond-
ents supporting this statement, and even stronger support
among current renters (90%). In fact, 71% of current or former

landlords also agree renting should be more affordable.

General public

Current renters

Current and former landlords

There is strong public support for government action to address
rental affordability, with 77% of respondents to our survey
agreeing rent increases should be regulated to ensure rental
prices are fair and reasonable. The majority of landlords also
agree, with 65% supporting regulation of rent increases. State
and territory governments should design policies that protect
people from excessive rent increases by limiting the number of

increases allowed and the amount by which rent can increase.

35



Figure 9: Support for

regulation of rent increases
among the general public,
current renters, and current and
former landlords.

Agree or strongly agree @
Unsure @
Disagree or strongly disagree

In an analysis of approaches to rent control, Per Capita
supported rent stabilisation policies designed to protect renters
against rapid rent shocks and provide certainty during their
leases.*® They cautioned these policies would need to be imple-
mented as part of a “system-wide approach” alongside eviction
law reform, regulation of the short stay rental sector, and
significant investment in new social housing, which offered the
best approach to controlling rents for low-income households. A
recent Swinburne University paper also supports consideration
of rent regulation to address short term rental crises, accompa-

nied by reforms to address long term affordability.*

Equitable distribution of government resources is central to
the shift towards treating renting as an essential service and
improving affordability for renters. Well-designed reforms to
the housing tax concessions that have fueled speculative, short-
term property investment have the potential to benefit renters
by encouraging long-term investment. This shift towards
responsible investment would encourage landlords to provide
stable tenancies with fewer rent spikes, and discourage specu-
lation from investors who can’t afford the costs of maintaining
or improving rental homes." The tax reforms would also help
level the playing field between investors and first home buyers,

enabling more renters to buy a home if they wish.

General public

Current renters

Current and former landlords

65%
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Figure 10: Agreement that
governments should build more
public housing among the
general public, current renters,
and current and former landlords

Agree or strongly agree @
Unsure B

Disagree or strongly disagree

Importantly, reforming investor housing tax concessions would
provide the Commonwealth Government with considerable
revenue, as negative gearing and the capital gains tax discount
cost the budget $20 billion in foregone revenue annually.** An
equitable approach would reduce concessions for investors

and increase funding in new social and affordable housing,
providing support to more renters struggling to afford private
rental housing. In our survey, the majority of respondents agree
that reforming tax breaks for landlords could make renting
fairer (53%), as do nearly half of landlords (49%). Further, more
than three-quarters of respondents want governments to build
more public housing (76%), as do 7 in 10 landlords (70%),.

General public

Current renters

Current and former landlords

70%
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Recommendations 4 State and territory governments
should introduce rent stabilisation
policies that protect renters from excessive rent
increases. These policies should be accompanied
by measures to limit unintended adverse
consequences, including eviction law reform
(see Recommendations 1 and 2) and regulation

of short-stay rentals.

The Australian Government should

implement an equitable approach to
housing tax concessions by phasing out the
capital gains tax discount and negative gearing

for investment properties.

6 The Australian Government should:

a. Provide sufficient investment in
building new, high-quality public housing, and
upgrading existing public housing, to meet

current and future need; and

b. Support high-quality community
and affordable housing where rents are capped

at a portion of income.
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Comfortab|e: Treating renting as an essential service requires governments

your home is safe
and healthy

to address the poor quality of rental housing in Australia. They
can do this by implementing strong minimum rental standards
and ensuring landlords meet their responsibility to provide
safe, comfortable homes. Victoria has taken a leading role in
this area by introducing minimum energy efficiency standards
that will make rental homes more comfortable and reduce

energy bills and emissions."

There is strong public support for reforms to ensure homes
meet minimum rental standards, with our survey finding
more than three-quarters of the general public agree
governments should intervene to ensure rental homes
meet relevant standards (76%). More than 8 in 10 agree
landlords should not be able to advertise rental homes
that don’t meet standards (83%), or increase rent for such
homes (80%). Additionally, there is also strong support for
imposing greater accountability on landlords and agents to
ensure rental housing quality, with nearly 8 in 10 respond-
ents agreeing there should be standard times and expec-
tations for repairing common issues and penalties for

landlords and agents who fail to meet expectations (79%).

Reassuringly, our survey results demonstrate the majority

of landlords agree with policies to ensure rental homes are
safe and comfortable homes, while also supporting policy
interventions to incentivise compliance across the market.
Among landlords, 76% agree homes that don’t meet minimum
standards should not be advertised, and 71% agree rent
increases should not be allowed for homes that don’t meet
these standards. Further, 67% agree with setting standard
times for repairs, and 65% support governments taking a

proactive role to ensure rental homes meet standards.
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Figure 11: Support among the general public for policy reforms to
ensure rental homes are safe and comfortable

Landlords should not be able to advertise a rental home
if the home fails to meet minimum rental standards.

Landlords should not be able to increase the rent if the
rental home fails to meet minimum requirements.

There should be standard times and expectations for
getting common issues repaired by the agent or landlord
and penalties applied for those who fail to meet them.

Governments should take a more active role in
making sure rental homes meet relevant standards—
including through proactive inspections,
enforcement, and helping resolve disputes fairly.

@ Agree orstrongly agree @ Unsure
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In addition to these policy reforms to improve the quality of
rental homes, guidance from the Australian Securities and
Investments Commission (ASIC) should explicitly require
lenders to consider repair and maintenance costs for loans to
fund investment properties. The Consumer Policy Research
Centre led a joint submission to the Senate Inquiry into
Financial Regulatory Framework and Home Ownership and
identified the types of costs to consider before lending money

to a would-be investor:*

ASIC should provide clear guidance that a lender must
consider whether someone seeking an investment loan
can afford reasonable maintenance and repair costs.
This should consider the state of the property at the
time of purchase and the natural lifecycle of household
basics, including heating/cooling systems, age of appli-
ances and general annual upkeep.

Figure 12: Support among the general public, current renters, and current and former landlords for policy
reforms to ensure rental homes are safe and comfortable

@ General public support @ Current renter support Current and former landlord support
Preventing the 83%

advertisement of homes that 87%
don't meet minimum standards

7%

Preventing rent increases
for homes that don't meet
minimum standards

1%

Enforcing standardised windows
of time for common repairs
and maintenance issues

67%

76%

Proactive government role in

0,
enforcing minimum standards So%

65%
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Recommendations

State and territory governments should
improve the quality of rental housing
and ensure landlords meet their responsibility

to provide safe, comfortable homes by:

a. Introducing strong minimum rental
standards, including comprehensive energy

efficiency standards; and

b. Implementing standard times and
expectations for repairing common issues and
penalties for landlords and agents who fail to

meet expectations.

The Australian Government should

direct the Australian Securities and
Investments Commission to provide clear
guidance to lenders that ensures people
borrowing money for an investment property

can afford repair and maintenance costs.
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Accountable:
your landlord is held
to a high standard

Treating renting as an essential service requires governments
to proactively regulate landlords and hold them accountable
to clear standards. When enforcement relies on individuals to
act, only those with the time, knowledge, and resources to do
so receive the essential service everyone deserves. To ensure
compliance doesn’t depend on renters attempting to enforce
their rights, governments must address the power imbalance
between landlords and renters and redesign the system.
Regulators must take primary responsibility for monitoring
and enforcing standards and require landlords to prove they

meet their obligations.

Requiring registration of landlords is a foundational step that
would facilitate education around rental laws and enforce-
ment and compliance processes.* A mandatory register would
also provide important information about the rental market,
including rental stock and price trends, and could provide

the basis for a licensing scheme and disqualification of unfit
landlords.**

To ensure landlords and agents comply with rental laws, state
and territory governments need to enhance compliance and
enforcement action, and adequately resource regulators. In
addition to responding to complaints from renters, regulators
must undertake proactive checks such as random inspections
of advertised rental homes to verify and enforce minimum
rental standards, validation of rent increases before they take
effect, and checking landlords have substantiated the grounds

for ending a tenancy.
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Regulators should be empowered and resourced to take strong

enforcement action when needed, including:

e Prohibiting advertisement of homes that do not
comply with standards and requiring rent reduc-
tions until the homes meet standards;

e Requiring repayment of overpaid rent for unlawful

rent increases;

e Implementing appropriate penalties to deter
misconduct by landlords and agents; and

e  Publishing enforcement outcomes to increase

transparency and promote accountability.

This proactive approach would set clear expectations for
compliance among landlords and shift the burden of enforcing
standards away from renters, who currently experience a
power imbalance relative to the landlord and the risk of adverse
consequences. As set out above, our survey revealed strong
support for regulators taking action against landlords who fail

to meet rental housing standards.

In addition to a proactive approach to compliance, effective
dispute resolution processes and appropriate compensation

are important components of essential service regulation. Our
survey found widespread agreement among people in Australia
that it should be easy for renters to raise a complaint and have
their issue heard and fairly resolved when things go wrong
(84%). Because renters enter disputes from a position of weaker
power compared to landlords and agents, dispute resolution
bodies must explicitly address this power imbalance in the way

they handle cases.
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Figure 13: Agreement among
the general public that landlords
initiating actions against

renters should be required

to substantiate claims

Agree or strongly agree @
Unsure @@

Disagree or strongly disagree

Additionally, state and territory governments need to take
action to reduce the number of tenancy disputes in their
jurisdiction through better enforcement measures and fairer
dispute resolution procedures that deter landlords from making
unwarranted claims. Where a landlord disputes a bond return
or repair request, decision-making bodies should require the
landlord to prove their position has a proper basis before it

is accepted. This places the onus on the landlord or agent to
justify their action, rather than requiring a renter to demon-
strate why it is unwarranted. There is strong support from the
general public for this approach to dispute resolution, at 69%,

with even higher support among renters, at 83%.

When landlords or
agents take action—
like ending a tenancy
or disputing a repair—
they should have to

do the work to justify
it, not the renter.
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A fair approach to rental regulation requires governments to
ensure renters are appropriately compensated for misconduct
by landlords and agents. There is strong public support for
expanding compensation to renters to include time, distress,
and inconvenience related to misconduct by a landlord or agent,
not just financial loss, with agreement from 67% of the general
public and 80% of renters. Even among landlords, nearly half
support expanded compensation for renters in response to
misconduct by agents or landlords (49%). Stronger compensation
is also likely to act as a deterrent: if landlords and agents know
there are meaningful financial and reputational consequences
for poor conduct, they would be more likely to comply with their
obligations and resolve issues early. This would not only protect
renters but also increase the overall quality and fairness of the

rental system.
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Recommendations

9 State and territory governments should

establish landlord registers and:

a. Require mandatory registration of

landlords;

b. Monitor and report on data sourced
from the register regarding rental market

trends; and

c. Resource regulators to communicate

with landlords regarding their obligations.

1 State and territory governments should
enhance compliance and enforcement

action to ensure landlords and agents comply
with rental laws. This action should include
proactive checks, appropriate penalties

and enforcement of penalties to deter non-
compliance, and expanded compensation for
renters. Priority areas for enhanced compliance

and enforcement action are:

e Verifying and enforcing minimum
rental standards, including stopping
non-compliant homes from being
advertised and requiring rent reductions

until they meet standards.
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e Validating rent increases before they
take effect and requiring repayment of

overpaid rent for unlawful increases.

e Verifying that the reasons given by a
landlord for ending a tenancy are given in
good faith.

e Implementing and enforcing appropriate
penalties to deter misconduct by

landlords and agents.

e Expanding compensation available
to renters to cover time, distress, and

inconvenience, as well as financial loss.

e Publishing enforcement outcomes to
increase transparency and promote

accountability.

1-1 State and territory governments should
introduce effective dispute resolution

processes that:

a. Provide renters with access to simple,

fast dispute resolution; and

b. Place the burden on landlords and
agents to justify actions such as ending a lease

or disputing a repair request.
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Next steps

5. Where to now?

It is clear that decisions by governments around Australia over
decades have caused the current, frustrating state of renting
in Australia. However, there are signs of progress. A number of
state jurisdictions have prohibited evictions without grounds.
Victoria has expanded minimum rental standards and intro-
duced comprehensive energy efficiency standards. The ACT
has introduced a cap on rent increases, as well as ceiling
insulation requirements. While this progress is welcome,
governments need to do much more to improve the state of
renting, and the urgency is increasing as more people are

renting, and for longer.

The tables below set out the reforms identified in this report
and provide a chart to track the progress we hope to see from
governments around the country. While we’ve started awarding
stars for the actions governments have already taken, it’s clear
they have some work to do to implement the system-wide

approach needed to treat renting as an essential service.

With our survey results demonstrating strong support for
these reforms, we hope governments will recognise that
people in Australia want them to treat renting as an essential
service, hold landlords accountable for delivering this service,
and ensure renters can live in stable, affordable, and comfort-
able homes. With that strong support coming from renters,
landlords, and the general public alike, there is now no excuse

for inaction—and we look forward to awarding many more stars!
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Current status of policy reforms to improve renting around Australia

WA

NT

SA

QLD

VIC

NSW

ACT

TAS

Ending no-grounds evictions

* o*

* %

* *

* *

* *

* *

Renter financial
hardship scheme

Stabilising rent increases

* *

Strong minimum rental
standards, including
energy efficiency

* *

Standard repair times, with
penalties for breaches by
landlords or agents

Mandatory landlord registration

Enhanced compliance and
enforcement action to
ensure landlords and agents
comply with rental laws

Prohibiting advertisement of
homes that do not meet
minimum rental standards

Requiring and enforcing rent
reductions for homes that do not
meet minimum rental standards

Effective dispute resolution
processes for renters

Expanding compensation
available to renters
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Federal

National process to identify eviction reforms
needed to support long-term tenancies

Reforming negative gearing and the capital
gains tax for investment properties

Increased funding for new social and
affordable housing

* o*

Regulatory guidance to lenders to consider
repair and maintenance costs

How we rated the Where governments have taken some type of action on a reform
refo rms at the time of publication, we gave a rating of zero,one, two, or
three stars:

* One star indicates the government has

committed to introducing the reform.

* % Two stars indicate the government introduced

the reform, but could improve it.

* %% Three stars is (or would be) our highest
praise, indicating the government introduced a

stellar reform.

Zero stars means the government has not yet acted
on this reform (but we'd love to fill these blanks

with stars).

We based our ratings on the combined appraisal of our authors
and Steering Committee members. We also considered the
ratings by the National Association of Renters’ Organisations
and National Shelter relating to the relevant reforms contained

in the Better Deal for Renters framework.*
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Appendix: full survey
methodology

The research involved an online survey in July 2025 of 1,011
people in Australia aged 18 and above, comprising a nation-

ally representative sample by age, gender and location, with a
boost within the total sample to comprise 30% people currently
renting. Factors such as rental experiences and history fell out
in the sample naturally.

Our survey explored the perceptions and sentiment of people
in Australia towards renting. The research objectives were to:

e Explore the experiences of people who rent;

e Investigate attitudes, perceptions and sentiment
towards renting;

e Determine perspectives regarding different rental
reforms; and

e Compare findings by residential locations, residen-
tial status (current, former, and potential renters,
and non-renters), and landlord status (current and
former landlords, and non-landlords).

Upon receipt of the survey data, the dataset was cleaned and
checked prior to analysis using Q research software. All quan-
titative survey data was analysed using descriptive techniques
including cross-tabulation, and calculation of frequencies,
means, medians and quartiles, where appropriate.

Quasi-qualitative data was coded into themes using Q research
software, and analysed using the same descriptive techniques.
Analysis at the total sample level was undertaken, and analysis
of subgroup differences was undertaken. Verbatim quotes from
survey respondents have been included throughout this report,
marked by rental and landlord status where relevant.
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