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New Rental Laws in the Consulta1on Paper Noted 

• amend a landlord’s ability to end a lease without a reason,  
• make it easier for renters to have pets,  
• increase protections for renters’ personal information, and  
• design of the portable rental bond scheme.  
• collecting more timely data about rent increases and making this publicly available,  
• strengthening existing limits on rent increases,  
• telling renters about a rental property’s use of embedded networks,  
• strengthening laws about free ways to pay rent, and  
• considering how automated decision making may unfairly affect renters. 

We welcome opportunity to provide evidence-based insights and feedback on behalf of the na1on’s 2.2 
million everyday investment property owners who are private landlords providing rental accommoda1on 
to 90% of renters. 
 
PICA is pleased to have the opportunity to provide relevant and important feedback in this submission into 
the current rental market in Australia.  
 
Engaging in evidence based construc>ve dialogue in the interests of improving the current rental 
accommoda>on situa>on is just as much in the interests of Australia’s investment property owners, as it is 
the renters and more broadly the economic and social interest of this great country.  
 
For property investors, ownership of a property asset is akin to running a small business, with equivalency in 
decisions around managing that asset to deliver an adequate investment return in concert with their overall 
investment goals and financial wellbeing. Note most property investors invest in this asset class to become 
self-funded re>rees and not a burden on the government. 
 
 
Introduc1on:  
 
The Property Investors Council of Australia (PICA) is the peak not-for-profit body represen>ng the na>on’s 2.2 
million property investors.  
 
We provide this submission as a direct voice for the majority of rental property owners, both living and 
inves>ng in NSW property, for the considera>on in rela>on to the rental market. 
 
 
About Property Investor Council of Australia (PICA)  
 
We have a dual purpose: ‘Advocate & Educate.’  
 



1. Ensure our property investors are informed and educated with their investment decisions, whilst avoid 
financial risks and piRalls, when providing tenants with safe and quiet enjoyment to the property asset.  
 
2. Help inform and educate government, regulators, and the public about the posi>ve social and economic 
impact these investors have on the communi>es in which they provide important accommoda>on. Without 
this supply of short- and long-term accommoda>on by these owners, no town or city would form, develop, 
or con>nue to grow, to reach their full poten>al of serving the people who choose to reside within them. 
 
 
How Did We Get There? 
 
There is a mix of reasons why NSW currently finds itself in a challenging rental environment. 
It is clear in the data that respec>ve NSW Governments have failed to invest in the adequate supply of social 
and public housing spanning some decades.  
 
Looking at the shorter-term factors our evidence points to the following summarised reasons which have 
resulted in decreased rental property volumes across NSW.  

• Higher interest rates, forcing the sale of investment properties, as these increased costs are 
shouldered primarily by the investor and not the tenant,  

• APRA’s macro-prudential lending restrictions introduced from 2014 and targeted primarily at 
investors, has resulted in investors now paying higher interest rates for investor loans compared to 
owner occupier loans,  

• The introduction in NSW of new tenancy law reforms in March 2020 has resulted in increased costs, 
• The increasing costs of insurance premiums which continue to escalate substantially year on year, 
• Other states having more competitive investment cost bases (lower stamp duties and land tax) has 

seen property investors buy in other jurisdiction instead of NSW for the time being,  
• Federal Liberal Government changes to Depreciation and Travel expense claims for property 

investors which has reduced ability to claim legitimate expenses in running these investments, 
• An increase in investors switching properties over to short-term accommodation to help recovery 

increase cost or avoid new ‘restrictive’ tenancy reforms, 
• Compelling evidence of investors currently selling up and the risk of this divestment accelerating, 

given the lack of certainty about the future property investment landscape and property 
marketplace, both looking forward, but also the retrospective impacts on their investments, 

• A risk of further intervention, such as the proposed removing ‘no grounds’ termination, rental 
increase caps or longer rental freezes, which all would have a material impact on property investors. 

The appointment of the ‘Rental Commissioner as an advocate for renters’ rights’ is welcome however this 
needs to encompass the landlords’ rights too as 90% provide private rental housing to renters across our 
country.    
 
 
Acknowledgement 
 
PICA fully recognises and appreciates there are people within NSW residing in private rental accommoda>on 
and higher rents for these tenants makes for a very challenging and difficult scenario at present.  
 
During Covid, property investors who owned property in NSW, and right across Australia for that maaer, 
demonstrated their commitment to tenants during this unprecedented >me, accep>ng the moratorium on 
evic>ons and in thousands of demonstrated cases, and offering up reduced rents during this period. All this 
was done at a financial loss borne by our investors who themselves where challenged during this 
unprecedented period. 
 
 



Unsustainable Costs for Many 
 
Property owners invest hundreds of thousands of dollars via savings and borrowings, to make these significant 
investments in real estate. With extremely high entry costs (including stamp duty) and on-going holding costs, 
namely mortgage repayments & insurances and taxes, the return-on-investment results occur over a gradual 
>me period. With this understanding, any property investment purchase is made with a long-term investment 
horizon to accommodate for the ‘risk-adjusted’ returns versus the opportunity costs of an alterna>ve 
investment available to them, with their money and their >me. 
 
As highlighted in the summary above, with the 12 (to date) increases in the cash rate, infla>on and the 
introduc>on of higher regulatory compliance costs, along with insurance premiums, increased ongoing 
opera>ng costs have put many property investors in very difficult financial situa>ons.  
 
The impact of higher holding costs  
 
The biggest cost challenge for most property investors over the past 12 to 15 months has been the rapid 
increase in mortgage payments. The following chart from CoreLogic shows the comparison between 
increased holding costs for the owner and the increased rental costs being passed onto the tenant (when 
contractually and legally available to the owner and supported by market forces) across all capital ci>es and 
rest of state.  
 

 
 
 
By way of a simple yet powerful example:  
 
A typical $400,000 outstanding mortgage on an investment property has, at the >me of preparing this 
submission, seen an interest rate increase of 400 basis points since May 2022.  
This has resulted in an increase of $16,000 over a 12-month period in interest costs alone. If that same 
property saw a rent increase of $100 per week over this 12-month period ($5,200), this reflects an interest 
cost increase recovery of just 32.5%, leaving the property owner to cover the addi>onal $10,800.  
Money they either need to find from their exis>ng family budget. If they can’t find it, they may be forced to 
sell the property, thus reducing the available rental stock pool further. 
 
The outcome is property owner are carrying the majority of the increased cost burden and it’s certainly not 
the case that property owners are profiteering from renters.   
 
Most investors are trying to do what they can to keep rental supply available. There is no profiteering 
happening for most when costs are blowing out. Our own inves>ga>ons have yet to uncover any materially 
significant or systemic price gouging or profiteering of renters by these small business property investors. 
 
 
Regulatory Changes Will Have Direct Impact on Future Supply 



 
Property investors are becoming more suspicious and concerned about the increased level of government 
and regulatory interven>on occurring at both the Federal and State levels and, as such, many have changed 
their decision to invest in Australian residen>al real estate. 
 
It’s our confident view that poli>cal and regulatory interference in the marketplace is having a direct and 
meaningful impact on the current and future supply of rental accommoda>on in the state of NSW.  
 
Compelling evidence of property investors exi1ng the market 
 
It is clear there is a direct connec>on between this series of Government/s and Regulator interven>ons in 
terms of the number of willing small business property owners to remain invested in private rental 
accommoda>on, as evidenced by the examples shown below. 
 
Example 1: ATO Data - Individuals with Rental Property Income 
 

 
 
Individual investors numbers are slowing, as the impact of actual market interference or threatened market 
interven>ons, are seeing less investors choosing rental property as one of their preferred investment op>ons.  
These slowing investor numbers in concert with other ATO data, which also shows that 71.5% own one 
investment property and a further 18.8% own two, is resul>ng in the number of investors and overall stock 
levels falling below growing demand for rental proper>es. All while our popula>on con>nues to increase. 
 
Example 2: CoreLogic Data – Diminishing Stock of Rental Supply  
 
Even despite what economists and commentators would say are improving investment property market 
condi>ons, this recent chart from CoreLogic provides further evidence of the diminishing stock of rental 
proper>es across Australia, as more investors sell up on the back of the key reasons we have set out in this 
submission. 
 
This selling trend right across Australia must be a wake-up call for Governments, poli>cians, and regulators 
that their ac>ons are having an impact on >ghtening supply.   
 

 



 
Example 3: Victorian Tenancy Reforms 
 
In March 2021 Victorian Government introduced the most aggressive rental reforms of any state or territory 
– 133 changes. Some were welcomed by property investors, but some changes were very strongly opposed 
including the removing the ‘no grounds’ termina4on which saw property investors report their very serious 
concerns about losing control of their own asset. 
 
The Victorian Labor Government was warned this would result in some investors selling up and less future 
investment in private rental accommoda>on in Victoria or a switch to short term rental accommoda>on – the 
trending data now supports this outcome based on the latest Bond Registra>on which are detailed in the 
table below. 
 

 
 
We expect the exodus of property investors to con>nue in Victoria, as they look for more property-investor-
friendly states or territories to invest in (or alternate investments outside of residen>al property altogether). 
 
The Victorian experience should be a warning to government in NSW. 
 
Example 4: Voice of the Investor – Why they are selling?  
 
The feedback was clear in a survey of property investors performed by the Property Investment Professionals 
of Australia (PIPA) Annual Property Investor Sen>ment Survey in 2022 (8th Annual), which revealed that 
25.1% of respondents cited changing tenancy legisla>on as a reason for selling their investment property in 
the last 12 to 24 months, sta>ng that it had become too costly or difficult to manage.  
 
Many others men>oned the loss of control over their property and increased compliance costs. Whilst this is 
a na>onal survey, these changes are being felt across the NSW market as investors explore other markets or 
asset classes in response to growing administra>ve and financial burdens, not to men>on narra>ves from 
some poli>cal par>es referencing ‘greedy property investors’. 
 



 
 
From this we know that further interven>on on rental laws will result in further divestment, reducing rental 
stock to cri>cally low levels, all during a >me of increasing demand led by popula>on growth. 
 
Given the moun>ng evidence we have detailed above regarding the nega>ve impact that Tenancy reforms 
and constant market interference is having already on exis>ng supply levels, a policy of this nature will set 
back future supply for years, or even a decade, as investor will judge the private rental property market no 
longer safe, stable, or suitable for their goals. And if this was the case, who or where is the hundreds of billions 
of investment funds needed going to come to supply the millions of future rental proper>es that Australia 
will require to meet demand. Investors have already clearly demonstrated their waning appe>te for 
investment in residen>al property.  
 
We believe these reforms may well remove that appe>te all together.  
 
Unintended Consequences  
 
Whilst PICA appreciates and, in some cases, has supported some of the reforms being introduced in the past, 
such as only annual rental reviews, it’s clear the higher costs and reform agenda in the state of NSW is 
nega>vely impac>ng the supply of private rental accommoda>on, as these reforms have resulted in 
unintended consequences.  
 
Any further reforms such as removing ‘no grounds’ termina>ons, changing rental increase periods or applying 
rent increase caps will have a similar, if not more damaging, impact on the rental supply in the NSW.  
 
These unintended consequences will be:  

• Further sell up of private rental property in NSW, 
• Flight to short term rental by some investors, 
• Chronic shortage of rental accommodation will become critical, 
• Share homes will be overcrowded, 
• Immigration will be impacted in attracting the best and brightest from overseas,  
• The economy will be impacted on the back of human capital mobility, 
• Higher taxes needed to pay for additional housing to supplement the decline of investment by private 

investors,  



• Renter conditions may be impacted as landlords look to manage improvement costs,  
• The risk of a ‘shadow rental market’ emerging as some desperate owners look to operate outside of 

the traditional property lease contractual laws. 

And whilst some poli>cal and self interest groups might think it desirable to remove property investors from 
the market and replace them with ‘Big end of town’ corporate build-to-rent investment dollars, it will take 
decades, not years, for any meaningful volume of supply to make a material difference to the marketplace. 
This is >me NSW cannot afford to wait for. 
 
Further reforms like the removal of the ‘no grounds’ termina>on, extended rental freeze and the rental 
increase limits will nega>vely impact investors and, like Victoria who’s now facing even greater property 
investor challenges, NSW will see more investors exit the market.   
 
By removing ‘no grounds’ termina>ons as evidenced in Victoria, property investors feel like they are losing 
control over their asset – an asset they have spent hundreds and thousands on. As such, they then decide 
that it’s not worth holding the property and exit the market. This is not something we want here in NSW.  
Investors are happy to provide private housing and the vast majority hold these proper>es for the long term. 
 
Extending rental freeze periods and limi>ng rental increase caps reforms should not be introduced. The 
current law is sufficient and from March 2020 the tenant has had extra security knowing that their rent will 
not increase for 12 months. Rental prices are determined by market, loca>on, property type and so on and 
we know that controlling rent (known as ‘rent control’ in other countries) has had major nega>ve impacts 
both economically and socially. Our informa>on shows that if any property investors do price gouge, the 
current law allows tenants to contact the Tribunal if they have a case. As such, current law protects tenants 
in this regard. 
 
We urge NSW government to leave current tenancy laws as is.   
 
Conclusion / Ac1on 
 
Current governments find themselves in a difficult posi>on, but they are making condi>ons even more 
challenging by aaacking and taxing their major stakeholder in the supply of rental accommoda>on and 
punng them off-side. 
 
Small business property investors are not the cause of this current rental crisis. As documented, most are not 
even covering the increased costs to hold their proper>es so as to keep them in the rental pool. In fact, their 
ac>ons to ensure they remain as ac>ve private rental accommoda>on providers should be applauded, not 
cri>cised. Without their efforts, the current rental situa>on would be even more dire. Investors should be 
thanked for their important contribu>on to housing, yet instead some poli>cians try to lay the blame at their 
feet, which is disappoin>ng and not based in fact. 
 
As the direct voice of private property investors, PICA believes it’s important that we have an opportunity to 
part of the conversa>on and the solu>on to help address the issues being faced in NSW. We do not want 
further reforms. If further rental reforms and laws are passed, we believe this will further add to the rental 
housing crisis as property owners exit the market and furthermore poten>al investors may look to another 
state or another asset class. 
 
For due considera>on and kind regards,  
 
 
 
NSW State Advisory Council  
Property Investors Council of Australia 
 


