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Q. SHELTER

Because home matters
10 April 2024

Committee Secretary

Housing, Big Build and Manufacturing Committee
Parliament House

George Street

Brisbane Qld 4000

By email: hbbmec@parliament.gld.gov.au

To Whom It May Concern,

RESIDENTIAL TENANCIES AND ROOMING ACCOMMODATION AND OTHER LEGISLATION
AMENDMENT BILL 2024

Q Shelter welcomes the opportunity to provide a submission on the Residential Tenancies and Rooming
Accommodation Act 2008 (RTRA Act) which is aimed at strengthening renters’ rights, providing better
pathways to resolve issues in tenancies, and other emerging and important matters in the private rental
market.

Background

As part of the Queensland Government’'s Stage 2 rental law reform consultation in April-May 2023, Q
Shelter consulted with its members and the wider housing and homelessness system, and in response to
the Options Paper issued by the Queensland Government, made a submission on behalf of the sector. In
July — August 2023, there was a further consultation period on limiting the frequency of rent increases to
which we made a further submission. Both submissions are included here as Appendix 1 and 2 and form
part of our overall response to the Bill currently before the Committee as the recommendations remain
current.

Support for rental law reform

This letter outlines support for the Bill and highlights some areas of additional reform considered essential.
These additional areas of reform seek to address the decreasing affordability of rental homes and to
address the impacts of poor security of tenure because of no-cause evictions.

Rental law reform

Q Shelter supports the proposed reforms in the Bill.

1. Making it easier for renters to install modifications they need to live safely and securely in their
rental home and to have confidence their privacy is protected

2. Protecting renters’ privacy by requiring 48 hours entry notice and a prescribed form to be used
to apply for a property

3. Establishing a portable bond scheme to allow renters to transfer their bond when relocating from
one rental property to another




4. Helping to stabilise rents by banning all forms of rent bidding and applying the annual limit for
rent increases to the rental property not the tenancy

5. Limiting re-letting costs based on how long is left on a fixed term lease

6. Ensuring renters have a fee-free option to pay rent, and choice about how they apply for a rental
property and receive utility charges

7. Setting clear expectations through a new rental sector Code of Conduct to foster appropriate
and professional practices in Queensland’s rental market.

CPD for property agents

Q Shelter supports the introduction of mandatory continuing professional development (CPD)
for property agents in Queensland.

8. Establishing a legislative scheme for mandatory continuing professional development (CPD) for
property agents.

Further items not included in the draft Bill or requiring further clarification and consideration.

Q Shelter proposes the following recommendations and additional areas of reform to achieve a fair, secure,
accessible, and affordable private rental market:

A limit to excessive rental increases:

1. Develop a clear, transparent, and formalised process for determining annual rental increase
amounts in Queensland, which prevents excessive rental increases.

A model where rent increases are limited to CPI or a regulated amount that follows inflation, or
another agreed measure (An example of this in practice, is in the Australian Capital Territory, where
the prescribed amount for a rent increase is 110% of the percentage increase in CPI for rents. That
is, a lessor can increase the rent on a property by 10% more than the increase in the CPI).

Further tenant protections:

2. Remove the landlord's ability to end a tenancy simply due to it being the end of a fixed term
agreement

3. Investigate the introduction of minimum renting standards in Queensland. This could form part of
the rental sector code of conduct or be implemented through a rental price regulation framework,
as is done in other jurisdictions.

Energy efficiency:

4. Introduce mandatory energy efficiency measures so that tenants are not paying more for energy
than owner-occupiers.

Consideration of community housing providers (CHPs):

5. Ensure that community housing providers are considered and remain an exempt lessor.



Additional information
Community housing providers

We understand that community housing providers (or CHPs) are considered exempt lessors.

This is critically important, as rents for tenants of community housing are determined by the household's
income, meaning that rent amounts can change as the household income varies (up and down). For this
reason, CHPS must be exempt from laws that restrict adjustments to rent within a 12-month timeframe.

Incomes can fluctuate for various reasons such as transitioning to a different benefit or pension or as
children age or move away for example. Flexibility in the timing of rent adjustments helps CHPs to
accommodate changes in tenants' financial situations.

A limit to excessive rental increases

Q Shelter reiterates our standing position expressed in the Stage 2 Rental Law Reforms submission
recommending that the Queensland Government take this opportunity to create a clearer and transparent
process for managing rental increases. This would be a policy that applies to all rental properties and could
potentially be modelled on existing frameworks such as those applicable in the ACT. For tenants to be
protected from unfair or unreasonable rent increases, Q Shelter’s position is that increases to rent must not
be higher than inflation, in any 12 months. The consequence of unrestricted rent rises is that people on
lower incomes are excluded from housing in the private rental market, causing a surge in demand for
subsidised housing products.

Code of conduct

Q Shelter welcomes and supports the introduction of a rental sector code of conduct. The code of conduct
is an opportunity to improve the overall operating environment and standards across the rental system.

Currently, many tenants are afraid to request repairs in case their lease is not renewed (e.g., broken hot
water systems, air conditioning systems that do not work) but often do not raise these concerns with
property managers for fear of not having their lease renewed at the end of their fixed term, or rent being
substantially increased. We reiterate our position that ending a lease based on the end of a fixed term
amounts to a ‘no grounds’ eviction and undermines the security of tenants. A significant power imbalance
still exists in the system, despite the changes introduced as part of rental reforms in Queensland.

Energy efficiency standards

Additionally, rental homes can often have poorer energy efficiency standards, compared to some owner-
occupied homes, with a Brotherhood of St Laurence study (2022) finding that renters pay 8% more on
energy bills when compared to owner-occupiers living in similar homes.? With little incentive for property
owners to improve the energy efficiency of their investment properties, renters are more likely to be living
in energy stress. A code of conduct is one way of improving the basic standards of rental accommodation.
In addition, other jurisdictions, such as the Netherlands use a points-based system for determining rent,
linking rental increases to the amenity and services provided in a dwelling (such as air conditioning). A
points system could be investigated as part of creating a framework for determining rental increases, as
recommended above, or at the very least form part of basic minimum standards for rental accommodation
in the private market.

1 Power pain: an investigation of energy stress in Australia | Brotherhood of St. Laurence (bsl.org.au)




Further Contact

For further details about this submission, please contact Q Shelter’s Policy and Strategic Engagement

Manager, Jackson Hills I " 2 I

Yours sincerely

Fiona Caniglia
Executive Director
Q Shelter



Appendix 1
Stage 2 Rental Law Reforms in Queensland
Q Shelter Submission (29 May 2023)



Appendix 2
Ensuring the Annual Rent Increase Frequency Limit is Effective
Q Shelter Submission (11 August 2023)



QL. SHELTER

Because home matters

29 May 2023

Renting in Queensland

Housing and Homelessness Services

Department of Communities, Housing and Digital Economy
PO Box 690

BRISBANE QLD 4001

Via e-mail — rentingingld@chde.gld.gov.au

To Whom It May Concern,
STAGE 2 RENTAL LAW REFORMS IN QUEENSLAND

This submission outlines Q Shelter's recommendations in relation to Stage 2 Rental Law Reform
options proposed by the Queensland State Government.

Q Shelter welcomes the opportunity to provide feedback reflecting our role as a housing and
homelessness peak body. QOur vision is that every Queenslander has a home. We work to influence
policy and investment to end homelessness and housing need. We also work to build system and sector
capacity through training, engagement, and other learning opportunities.

This submission reflects Q Shelter’s overall position that a ‘healthy housing system’ is needed where
there is adequate supply to meet demand inclusive of adequate social and affordable housing for people
who are vulnerable and/or in the lowest 40 per cent of the income spectrum.

1.0 Background
Q Shelter is a peak body for housing and homelessness services in Queensland.

Q Shelter is a member of the Make Renting Fair in Queensland campaign, an alliance of organisations

that support progressive reform of renting laws so that all Queenslanders have a home they can make
their own.

Q Shelter's policy submissions are developed by considering evidence, as well as information, ideas,
and opinions, gathered through regular stakeholder engagement across the state. Q Shelter has over
4000 subscribers and standing engagement mechanisms with housing providers, specialist
homelessness services, interested members of the community, other peak associations and
stakeholders.

This submission reflects the growth in the number of Queensland households that are renting (566,478
in 2016 compared to 618,442 in 2021). Since the Census in 2021, the rental market has consistently
shown vacancy rates below one per cent in most population centres causing many people to struggle
to find a home. The low number of vacancies has created a context in which rental prices have risen
above what many households can afford. This has been particularly challenging for people in the lowest
40 per cent of the income spectrum.

Some population groups are particularly vulnerable:

e People living on Jobseeker

e People who are disadvantaged in the job market and therefore confirmed to lower incomes.
Disadvantage can be experienced by people impacted by factors such as acquired trauma, low
educational attainment, disability, and mental health challenges

e People who identify as Aboriginal and/or Torres Strait Islander peoples who may be
disadvantaged in the private rental market because of discrimination

* Young people who rely on Youth Allowance as income

ABN 214 95503 790
515 Wickham Terrace (PO Box 214) Spring Hill, Qld 4004
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Young people because their wages and salaries are usually much lower than median incomes.
For example, the median Queensland income per week was $1549 in 2022 for all
Queenslanders compared to $750 for young people aged 15-19. $750 was below the 10t
percentile for income at $900

Newly arrived migrants and refugees

Older people dependent on the Aged Pension or younger people dependent on the Disability
Support Pension.

Consideration of the needs of vulnerable Queenslanders is why Stage 2 rental law reforms have never

been more critical. As a reference point, Q Shelter's current policy statement (Better Together 2023)
proposes the following:

2.0

2.1

2.2

To progress and implement stage-two rental reforms inclusive of improved security of tenure,
removal of without grounds evictions and regulation of rental increases (matched to inflation
and limited to one increase each year).

To implement measures to limit the impact of short-term letting on the broader housing market
and incentivise the return of short-term rentals to the long-term market; and

To rapidly expand Build-to-Rent initiatives inclusive of social and affordable housing delivered
by community housing providers.

Priority issues for discussion

INSTALLING MODIFICATIONS — Make it easier for renters to install the safety, security,
and accessibility modifications they need.

Q Shelter supports Option 3 — Limit discretion.

e () Shelter supports renters to be able to make minor modifications.

e This is particularly important for people with a disability (e.g., handrails, ramps, and safe
seating), as well as people experiencing domestic and family violence, older people, and
families with young children.

e It is also important that enabling provisions are in place to agree on what these
modifications are. A fair and reasonable timeline for dispute resolution to occur is also
important.

* The limited discretion changes proposed are reasonable in our view, with some exceptions.

o For example, we would like to see the timeframe for the lessor / agent to notify they
will dispute the issue changed to seven days, and the following notification to
appeal to the tribunal for adjudication to be reduced also.

o With respect to the proposal for changes to be made by a qualified person. Renters
should only be subjected to the same rules for installations as everyone else in the
community. If a qualified person is required by law, that rule should be applied.
This condition should not be required of tenants just because they are renting.

MAKING MINOR PERSONALISATION CHANGES - Help parties negotiate about making
minor personalisation changes to rental properties.

Q Shelter supports Option 3 = Limit discretion

= We support including the items listed under option 3 on page 17 of the consultation
paper.

¢ In addition (and as above), Q Shelter supports the proposal that responsibility to resolve

any dispute arising about allowable modifications requires action by the landlord and not
the tenant.

ABN 214 955 03 790
515 Wickham Terrace (PO Box 214) Spring Hill, Qld 4004

telephone: I . csheer.2sn.au
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The proposed time frame for the lessor to act should be reduced to seven days to inform
the tenant of the intent to dispute then seven days to file the dispute with QCAT,

23 BALANCING PRIVACY AND ACCESS - Better balance renters’ rights to privacy with
owners’ need for information to inform their investment decisions.

Renters are concerned about their privacy and want as little intrusion and entry rights while
living in their home.

Q Shelter particularly supports the following measures:

+ Limit the first general inspection entry for a new tenancy to after the first three months

s Limiting physical entries to once annually if the tenant supports virtual inspections of
some kind.

o Extend entry notice periods currently requiring 24 hours to 72 hours.
Extend the notice period informing a tenant of the lessor's intention to sell from seven
to 14 days

* Provide avenues to compensate renters if their possessions are damaged or stolen
during entries by lessors, agents, or their contractors.

¢ Require all reasonable steps to be taken to accommodate requests from renters to be
present during entries.

For these reasons, we support Option 3 — Limit intrusion, with some exceptions:
o The new grounds to entry provision proposed da not seem to be warranted as there
are already existing grounds to enter for such reasons.
o The new provision and process proposed in this option to enter the property for the
purpose of taking advertising photos or videos is not warranted either, in our view.
Owners and owners' agents can already seek permission to do so, prior to entry.

24 IMPROVING THE RENTAL BOND PROCESS -~ Ensure rental bond settings provide
appropriate security and parties are transparent and accountable for their bond claims.

We are aware that many renters find the current rental bond system difficult, citing issues
with delays in retrieving bonds. This causes financial stress and can impact finding and
securing a new home. Conduct of owners and agents in suggesting a full bond won't be
returned can also cause unnecessary stress.

Essentially, we support improved rights for renters in the process of having bonds returned
In addition, we would like to see consideration of additional and modern bond measures
put in place, such as greater ‘bond portability’ and improved bond systems and processes,
e.g., a bond certificate that could be used in transition. Such as the model proposed by
Tenants Queensland below:

o Currently, a tenant can transfer a bond from one property to another, but only if
there is no dispute about the bond at the end of the tenancy. We propose that
Queensland law allow the provisional transfer (or certificate) of the bond to a new
property once the Notice to Leave or Notice of Intention to Leave has ended (and
whether or not a dispute arises). This proposal would allow the provisional transfer
of a bond whilst a dispute is resolved.

We also believe that any claim should be made by the owner or owners' agent in the first
instance if they wish to dispute the bond. The first assumption therefore should be, tenant
receives band in full, unless a complaint comes forward in a reasonable timeframe.

For these reasons, we support Option 3 — Require bond claims and renter’s liability
to be proven.

ABN 214 95503 790
515 Wickham Terrace (PO Box 214) Spring Hill, Qld 4004

Telephone:

| www.gshelter.asn.au
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25 FAIRER FEES AND CHARGES - Ensure rent payment, utility, and reletting fees and
charges are fair and reasonable.

Q Shelter supports Option 3 — Limit fees and charges.

* Queensland urgently needs legislation to limit the amount rent can be increased particularly
while the housing market is undersupplied.

e (Q Shelter supports:

o the proposed changes to require a fee-free rent payment method to renters
o legislated time limits to forward bills to renters if they are required to pay them (e.g.,
water bills)
o limiting the utility costs which can be passed onto renters, such as water
consumption, to a comparable amount for similar households and premises
o limiting the fees which can be charged for ending a tenancy agreement early
(‘breaklease fees’)
3.0 Issues not captured in the options paper.
31 LIMIT TO RENTAL INCREASES

e Unreasonable rent increases are not addressed in the options paper at a time when
Queensland renters face record high rental prices and record low availability.

e Late last year, Q Shelter conducted a renter's survey (see Attachment 1) of 143 people.
Seventy-seven per cent of all respondents recorded a rent increase in the six months prior
and 64% confirmed they are spending more than 30% of their household income on rents.

e« The National Rental Affordability Index (see Attachment 2) commissioned by National
Shelter and SGS Economics, November 2022, found that Brisbane saw the sharpest incline
in rental prices in the previous 12 months, and regional Queensland was the most
expensive regional rental market in the country.

e While we recognise that property owners and investors have increased costs for reasons
such as mortgage increases, tenants are experiencing increases far above inflation causing
maore people to be in housing stress or at risk of homelessness

e Q Shelter supports rent increases linked to CPI and limited to once per year.

3.2 END OF FIXED TERM NOTICE TO LEAVE

s We believe it is critical to remove the lessor’s ability to end a tenancy simply due to it being
the ‘End of a Fixed Term'. This undermines the security of renting for tenants and is a
power imbalance for people who are increasingly reliant on the private rental market over
the long-term.

3.3 ENERGY EFFICIENCY IN RENTAL PROPERTIES

e Q Shelter is calling on the Queensland Government to legislate and implement mandatory
and enforceable performance-based energy efficiency minimum standards for rental
properties in line with the Community Sector Blueprint: A National Framework for Minimum
Energy Efficiency Rental Requirements.

* In addition, consider including the following energy efficiency provisions in regulations to
the Residential Tenancy and Rooming Accommodation Act (2008):

o Initially require the energy efficient features of a home to be disclosed at the point
of advertisement. and eventually the energy efficiency rating to be disclosed on
Entry Condition Reports; and,
o Require lessors to consent to energy performance improvements to the property if
there is no cost to them.
4.0 Other alternatives Government should consider in relation to the rental market.
ABN 214 955 03 790
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s Continue to accelerate programs that enable an increased supply of social and affordable
housing stock across the state.

» Fast track the delivery of more Built to Rent (BTR) programs in Queensland, inclusive of
community housing providers to ensure the provision of social and affordable housing

¢ Rapidly scale up the supply of modular and prefabricated homes matched to land supply
identified in the recent audit

e Further regulate the short-stay accommodation market in Queensland, to replicate
practices in other jurisdictions

o Ensure that legacy housing stock from the 2032 Olympic and Paralympics Games -
Athletes’ villages (Robina, Maroochydore, and Northshore Hamilton) becomes social and
affordable housing post the Games

e Expand a community education campaign to identify and encourage property owners
willing and able to contribute housing to the private rental housing system as a context for
expanded head-leading programs by community housing providers (CHPs).

5.0 Conclusion

The combination of low vacancy rates and lack of overall housing supply is causing significant hardship

and uncertainty for tenants. The long-term impacts on social cohesion, mental health and wellbeing are
censiderable.

Until we can significantly increase housing supply, there is a need for immediate action to protect
tenants from unreasonable rent increases and from insecurity of tenure. The recent changes to how
often rents can be increased are welcome, but with no framework to regulate how much those increases
can be, the risk is that maore people will be at risk of homelessness. There is significant reliance on the
private rental market to house a growing number of people yet Australia has some of the weakest
tenancy laws in the developed world. The stage 2 reforms offer an important opportunity to address the
power imbalance and provide greater security and support for tenants at the most challenging time for
housing supply and affordability in Queensland’s history.

We understand costs have risen for property owners too, highlighting the fundamental challenge of a
rental market structured around individual ownership. This submission supports reforms that improve

security of tenure, preserve affordability and increase the level of personalisation possible so that every
house can be a home.

The broader community's expectations are changing and there is widespread recognition of housing
need and homelessness. Most people are touched in some way by the negative impacts of rising
housing costs and have the reasonable expectation that more will be done to ensure every
Queenslander has a home.

For further details about this submission, please contact the Policy & Strategic Engagement Manager

ackson Hills
Manager- Policy & Strategic Engagement
Q Shelter

ABN 214 955 03 790
515 Wickham Terrace (PO Box 214) Spring Hill, Qid 4004
Telephone: www.qshelter.asn.au
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Attachment 1
Queensland Renters Survey Report (January 2023)

Report prepared by Q Shelter

ABN 214 95503 790
515 Wickham Terrace (PO Box 214) Spring Hill, Qld 4004
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Attachment 2
National Rental Affordability Index — Key Findings (November 2022)

Report commissioned by National Shelter, the Brotherhood of St. Laurence, and SGS Economics and
Planning.

ABN 214 95503 790
515 Wickham Terrace (PO Box 214) Spring Hill, Qld 4004
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Overview

Research is telling us that Greater Brisbane has had the most severe rental crunch of all the capitals in the
past two years. Regionally, the situation is among the toughest markets in the country too. To better
understand renters' experiences across Queensland, Q Shelter sent a survey out via its communication
channels from November - December 2022. 143 responses were captured. The following graph details

where respondents currently reside.

Q1. Where do respondents currently reside? (n-143)

Other*
12%

Wide Bay Burnett
4%

Sunshine Coast
4%

Gold Coast
6%

Brisbane
53%

Ipswich and Lockyer Valley |
8%

* Logan (3), Redlands (3), Toowoomba and Warwick,
Townsville (3), Cairns and Far North Queensland (2), Central

Moreton Bay West Queensland (1), Mackay (1)

13%
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Q2. Has your rent increased in the past six months? (n-143)

Responses were consistent across all regions
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Q3. What term best describes your current housing? (n-143)

90
80
70
60
** QOther includes:
50 - Couch surfing (1)
- lIssued a notice to vacate (1)
40 - NRAS (2)
- Rental Lease (1)
30 - Studio (1)
- Townhouse (4)
20 - Villa (1)
11
10 7
0
House/Duplex Apartment/Unit Other ** Share House Social/Public Crisis

Housing Accommodation

Responses were consistent across all regions
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Q4. What factor/s are most important to you when choosing your home or apartment? (n-143)

81
80
73
70 _
*** QOther includes:
o » Garden/yard space (8)
» Security of tenure (8)
- » Family Friendly (6)
» Respectful and law-
0 abiding landlord/agent/property manager (6)
35 » Car space/garage (9)
31 » Availability (4)
e 25 * Flood/weather resistant (3)
» Disability/mobility friendly (3)
28 « No stairs/ground level (2)
» Respect from Public Housing Staff (1)
10 » Fair selection process (1)
» Peace and quiet (1)
0 S i N _ _ « Natural light (1)
Location (i.e. close Affordability Safe and secure Condition of Property size  Property amenities Pet friendly Other***
to work, schools, neighbourhood  property (i.e. well (e.g. aircon, * Housemates (1)
shops, community maintained, clean) storage space,
services, good functioning
neighbourhood, bathroom and
close to friends kitchen)
and family)

Responses were consistent across all regions
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Q5. If you could, would you like to move from your current home or apartment? (n-143)

No
39%

Yes
61%

Responses were consistent across all regions
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Qb5a. If so, please specify why (n=115)

35
30
25
20
14
15 13
10 9
Fi 2
. = 6
5 b5 b
0 |
Location (i.e. close to Size of property Wanting home- Condition of property Respectful and law- Safe and private Property amenities (e.g. Forced to leave current Neighbours Other *%&%
ownership (i.e. well maintained, abiding property aircon, storage space, property (i.e. evicted,
clean) landlord/agent/property functioning bathroom end of lease, property to
manager and kitchen) be sold, property to be
demolished)

Affordability
work, schools, shops,

community services,

good neighbourhood,

close to friends and
family)

*3%%% Other includes: Suitability for family needs (4), Family Separation (2), Wanting to live alone (2), Needs to be on a ground floor (2), respectful Public Housing Staff (1), does not like

current property (1), pet friendly (1), suitable for family needs (1),
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Q6. Are you spending more than 30% of your household income on rent payments? (n-143)

Yes
64%

Responses were consistent across all regions
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Q7. What can the government do to make renting easier? (n-13s)

The overarching themes from respondents were:

Regulate the industry
- Implement rent freezes
- Increase renters' rights

-  Mandate maintenance requests
be addressed in a timely and
professional manner

- Regulate AirBnB/holiday
rental/short term
accommodation options

- Regulate investment properties

- Address loopholes of no ground
notice to leaves

"Freeze rent increases ... each new building needs
to have at least one apartment allocated to social
and affordable housing”

Increase housing supply

- Investment in social, public and
community housing

- Explore long term
accommodation options such as
caravan and motorhome sites

- Increase supply of 1bed/studio
apartments

- Provide specific housing for older
women

"More housing supply, particularly for low-income

earners. I'm fortunate that my partner and | have

well-paid, secure employment, but we even found

it challenging to find a place earlier this year after
our previous rental was being sold."

Make housing more affordable
-  Subsidise housing

-  Extend NRAS

- Increase welfare support
(including for concessioners and
pensioners)

- Increase rent assistance

- Incentivise more investors into
the rental market

"Follow lead of SA housing trust by subsidising
private rental with rent assistance on top of
federal govt rent assistance.”

Provide more support for tenants

Increase longer term rental options
through incentives for landlords/real
estate agents

Ensure greater security of tenure
exists

Anonymise tenant applications to
QCAT

Require less documentation on
tenant applications to support
privacy of applicant

Provide more protections for women
experiencing Domestic Violence from
losing their bond

"“Create incentives for landlords to enter long-

term leases instead of 6-12 months at a time."
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Q8. Is there anything else about your renting experience you would like to add? (n=105)

While responses were diverse for this question, there were some overarching themes:
- Real Estate Agents/Landlords need to be responding to maintenance issues in a timely and professional manner
- Rent increases have had considerable impacts on people across Queensland

- The market needs to be regulated, involving implementing rental freezes, stricter laws for real estate agents and
landlords who breach the RTA, mandating minimum level of housing maintenance

- Increase renters' rights including security of tenure if tenants raise maintenance issues, reduce level of
documentation for rental applications to support applicants' privacy, increasing notice to vacate timeframes to
provide tenants enough time to find a suitable alternative

- There were six respondents who stated they had positive experiences around their renting due to
respectful landlords/real estate agents or feeling fortunate to have multiple income households that make it
easier to rent

"I have rented for 16 years. | have lived in houses

with bowing floors, leaks, zero heating or cooling, "I have rented continuously in SEQ since | was 17, "Entry reports have become complex. It is now
zero security and there is no protection for me I am now 49. It has never been this difficult to necessary to photograph every inch of the home, as
"I fear speaking up about property maintenance without possible landlord retaliation. Renting has secure a lease. | am scared for my kids, who have ~ some real estate agents seem to want to use the bond
because | think they’ll evict me." been getting harder and more expensive over been raised in rental homes and are hitting as a renovation fund and want places to be left in a
time. If renting was easier and more secure for adulthood now and can't afford to move out.” better condition than when you moved in."

the long term, I wouldn’t feel as though buying a
home was my only option. "
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SGS Economics and Planning, National
Shelter, Beyond Bank and Brotherhood
of St. Laurence acknowledge the First
Nations Peoples of Australia and on
whose Country we live and work.

We acknowledge that the Aboriginal
and Torres Strait Islander peoples

of Australia are one of the oldest
continuing living cultures on Earth, have
one of the oldest continuing land tenure
systems in the World, and have one of
the oldest continuing land use planning
and management systems in the World.

We pay our respects to the First
Nations Peoples, past and present,
and acknowledge their stewardship of
Country over thousands of years.
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SGS Economics and Planning has taken all due care in the preparation of this report.
However, SGS and its associated consultants are not liable to any person or entity
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INntroduction

Background and aim

National Shelter, the Brotherhood of St.
Laurence, and SGS Economics and Planning
have released the Rental Affordability Index
(RAI) on a biannual basis since 2015. Since
2019, the RAI has been released annually. In
2021, Beyond Bank joined as a supporter of
the RAI. The RAlis a price index for housing
rental markets. It is a clear and concise
indicator of rental affordability relative to
household incomes, applied to geographic
areas across Australia.

This report has been prepared as part

of the eleventh RAI release. It highlights
changes to affordability in the wake of

the COVID-19 pandemic, including both the
period during which city-dwellers relocated
to the regions in a short space of time
(while the normal relocation of people from
regions to cities ceased) and the period of
eased public health and border restrictions
in 2022. Regional areas, particularly those
affected by severe flooding during the first
quarter of 2022, are also discussed.

To illustrate the vulnerability to rental stress
faced by many groups in the community,
the report presents the rental affordability
outcomes for ten Australian household
types. This release also includes 2021 ABS
Census data related to the income of rental
households.

Publication information

The RAI covers all states with available
datd', tracking rental affordability relative
to income for all households with a focus on
very low and low-income households. This
report provides indices for capital city and
rest of state geographies; more detailed
information is available at the postcode
level where there is reliable data.

Interactive map
An interactive map of the RAI at the
postcode level can be viewed at:

https://www.sgsep.com.au/

projects/rental-affordability-index

| The Northern Territory does not form part of this release as rental bond data was not available.

This report presents the findings of the
November 2022 release of the RAI It
provides an update of the November 2021
RAIl report by analysing data from the four
most recent available quarters (September
and December 2021, March and June 2022).

Acknowledgements

The project partners wish to thank the

following government bodies for providing

the data used in this report:

- Access Canberra, ACT Government

- Australion Bureau of Statistics (ABS

- Department of Family and Community
Services, NSW

- Department of Families, Fairness, and
Housing, Victoria

- Department of Justice, Tasmania

- Government of Western Australia,
Department of Communities, Western
Australia

- Residential Tenancies Authority,
Queensland.



Method

It is generally accepted that if housing
costs exceed 30 per cent of a low-income?
household’s gross income, the household

is experiencing housing stress (30/40 rule)?.
That is, housing is unaffordable and housing
costs consume a disproportionately high
amount of household income.

The RAI uses the 30 per cent of income rule.
Rental affordability is calculated using the
following equation:

RAI = (Income/qualifying income )*100

Households paying 30 per cent of income
on rent have a RAI score of 100, indicating
these households are at the critical
threshold level for housing stress.

Low income households paying close to 30

per cent or more of their income on rent

are generally seen to be in housing stress.

Under those circumstances, the cost of

housing affects a household’s ability to pay

for other primary needs, including (but not

limited to):

- Food

- Power and water

- Health services and medication

- Travel and transport

- Education

- Household goods (such as cars, washing
machines, fridges, stoves, computers)

- Debt repayments.

Table 1 shows how RAI scores relate to the
severity of housing unaffordability. Scores
of 100 and less indicate that households
spend 30 per cent or more of their income
on rent. At this level, the cost of rent
negatively impacts a household’s ability to
pay for other primary needs such as food,
medical requirements, and education.

An index score of 80 or less indicates
severely unaffordable rents, with
households paying 38 per cent or more of
their income on rent. Extremely unaffordable
rents occur when the index score is below
50, indicating that households spend 60

per cent of their income or more on rent
payments alone.

Table 1: Rental affordability index and severity of rental affordability

Share of income

Index score
spent on rent

<50 60% or more
51-80 38-60%
81-100 30-38%
101-120 25-30%
121-150 20-25%

>150 15% or less

Source: SGS Economics and Planning, 2022

2 Lowest 40th percentile per cent of household income (typically within each household types)
3 Australian Institute of Health and Welfare (2020) Housing Affordability. Available at: https://www.aihw.gov.au/reports/australias-welfare/housing-affordability
4 Qualifying income refers to the income required to pay rent where rent is 30 per cent of income

Relative unaffordability

Extremely unaffordable rents
Severely unaffordable rents
Unaffordable rents
Moderately unaffordable rents
Acceptable rents

Affordable rents



Scores between 80 and 100 reflect
unaffordable rents, while scores between
100-120 indicate a situation of moderate
unaffordability, with rental households less
likely to easily meet and pay off unexpected
costs or bills. Young families with children in
childcare may find it particularly difficult to
make ends meet.

RAI scores of 120 to 1560 indicate that
households would pay 20 to 25 per cent of
their income on rent, which is considered
acceptable. In areas with a score above 150,
households seeking to rent would pay less
than 15 per cent of their income, which is
considered affordable.

Note that small discrepancies exist relative
to previous RAI releases due to the inclusion
of 2021 ABS Census data in this release.

Income

The measure of income used by the RAI

is the total household income of renting
households, varied by region (capital cities
and rest of state). This combines the total
personal weekly incomes of each resident
present in a household.

Household incomes are estimated using ABS
census data (2011, 2016, and 2021) combined
with the average weekly earnings® (a
measure of personal weekly income), which
is used to index weekly household incomes
for intercensal quarters, and post-2021.

5 ABS Average Weekly Earnings, Australia, 2022

Table 2: Low to moderate income Australian household types 2022

Household type Indicqtiv_e gross Ino.licotﬁve

annual income dwelling size
Single pensioner $35,600 1 bdr
Pensioner couple $56,400 2 badr
Single person on Jobseeker $21,300 1bdr
Single part-time worker parent on benefits $43,000 2 bdr
Single full-time working parent $101,700 2 bdr
Single income couple with children $101,700 3 bdr
Dual income couple with children $203,400 3 bdr
Student sharehouse $84,600 3 bdr
Minimum wage couple $84,500 2 bdr
Hospitality worker $60,800 1bdr

Source: Compiled by SGS Economics and Planning, 2022.
Note: See Appendix 2 for a full list of sources used.
Note: The analysis in Section 2 and the interactive map both include spatial variation in incomes



Intercensal quarters are interpolated using
a geometric average. If data for the most
recent quarter is unavailable, income is
assumed to grow at the average quarterly
growth rate of preceding quarters.

Median rents

The RAl is calculated using the median rental
price of dwellings for which bonds were
lodged in a region for a given quarter.

Rental data is obtained at the postcode

level using bond lodgement data from the

following bodies:

- Department of Family and Community
Services, NSW

- Department of Health and Human
Services, Victoria

- Department of Justice, Tasmania

- Government of Western Australia,
Department of Communities

- Residential Tenancies Authority,
Queensland

- Rental Bonds, Access Canberra, ACT
Government.

Small area analysis

To demonstrate rental affordability for
different income groups and household
types, small area level analysis is undertaken
for different household income ranges and
dwelling sizes. Incomes range from $5,000
to $200,000 (in $5,000 increments), and
dwelling sizes range from 1to 5 bedrooms
as well as all dwellings regardless of the
number of bedrooms.

Indicative household incomes and dwelling
sizes for ten typical household types have
been developed to illustrate the rental
situation for vulnerable cohorts. These are
summarised in the table below.

During the 2019-20 year, Coronavirus
supplement payments were established for
the Single person on Newstart, Students on
Austudy, and Single part-time worker parent
on benefits households. As supplement
payments were established in March and
April of 2020, the Q2 2020 RAl scores

are calculated based on an annualised
transformation of this income (i.e. the
annualised income is greater than that
household would have earned over a year

in reality, but it is their effective income for
that quarter).

Other households to receive support
during COVID-19 have been in one-off
payments rather than an ongoing amount,
and one-off payments are excluded from
calculations.

The interactive online RAI map provides the
function to select income and bedroom
combinations to examine rental affordability
for different household types (see link under
‘publication information’ above) based on
these profiles.

To calculate RAI scores for each household
type at a regional level (i.e., each capital
city and rest of state area), incomes are

adjusted to reflect variation in earnings by
location using ABS Census data (2011, 2016,
and 2021). The reference list for inputs and
assumptions used for these household
types is in Appendix 2 of this report.

State-specific methodological
considerations

The RAI has been developed as stand-
alone evidence for each state, and while
inter-state comparisons of indices have
been made, these should be interpreted
with caution as rental data differs across
geographic areas. The above-described
method has been adjusted slightly for each
state based on available data. The appendix
includes an overview of state-specific
considerations.
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Household snapshots

Introduction

The RAI profiles ten different low to
moderate income household types to Figure 1: Proportion of households in rental stress (Aus)
demonstrate the rental situation for

different income groups, age demographics 50%

and household compositions in Australia.
45%

The report also continues to highlight the
poor rental affordability for single people on 40% —

JobSeeker payments, even during the period
during which payments were increased 36%

by the COVID-19 supplement. This issue

has generally not improved over time, with 30%
some capital cities becoming significantly

less affordable as rising rents continually 26%
outpaced the Jobseeker allowance.

Low-income households are particularly at —
risk. In 2019-20, 42 per cent of all low-income 15%

households were in rental stress (p(]ymg 2007-08  2009-10 20M-12 2013-14  2015-16 2017-18 2019-20
more than 30 per cent of income on housing
costs), compared to 35 per cent in 2008.
This rises to 58 per cent when considering
only the private rental market®.

1 O O australian Bureau of Statistics. Housing Occupancy and Costs 2019-20. [Table 1; Table §; Table 13].

=== All renter households Lower income renter households



The selected households range from those
dependent on some form of income support
through to dual-income key worker couples.

The ten households are:

- Single person on JobSeeker

- Single pensioner

- Pensioner couple

- Single part-time worker parent on benefits
- Single working parent

- Single income couple with children
- Dual income couple with children
- Student sharehouse

- Minimum wage couple

- Hospitality worker.

Affordability has been reported for each
household type based on gross household
incomes estimated for a particular
household based on location.

It must be noted that the household
types and their typical income level and
dwelling size are indicative. They are not
representative of all vulnerable and/or
lower-income household types.

It is also important to note that the RAI only
considers the cost of rent against income.
Many of these households have additional
(and considerable) financial pressures
placed upon them, including the costs of

utilities (e.g., energy and water), locational
and travel costs, childcare costs (this is
especially true for single working parents
and dual income couple parents), and other
day-to-day living costs.

Household costs during COVID-19 were
impacted by the level of restrictions.

For some households, travel restrictions
may have reduced travel costs. However,
households staying home for longer periods
of time would have increased energy costs.
Childcare and school accessibility have
varied across the country during COVID-19,
with remote learning taking time away from
potential paid work and limited access

to family care, such as grandparents and
extended family. This release of the Rental
Affordability Index includes the last two
quarters of 2021, which were subject to
severe COVID restrictions, and the first
two quarters of 2022, which saw a return
towards pre-pandemic norms in terms of
health and travel restrictions.

Income support levels are based on the
Australian Government Department of
Human Services payment rates as of
October 2022. Total household income
estimates are based on gross income,
including Commonwealth Rent Assistance.
As the RAI considers the private rental

market, the eligibility of very low-income
households to access discounted rents has
not been factored into this analysis.

Full-time worker incomes were based on
ABS Employee Earnings and Hours data’,
adjusted by 2021 ABS Census data to
reflect variation in earnings by region (i.e.,
metropolitan or rest of state area). An
average Australian full-time secondary
teacher income was used as the typical key
worker income, and a full-time hospitality
worker income was used for the hospitality
worker profile.

Note: Analysis by household type for
Western Australia (WA) should be
interpreted with care, as rental data is not
available by dwelling type (by number of
pbedrooms).

A reference list for the assumptions used

for these household profiles can be found in
Appendix 2.
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Table 3: RAI for a single person on JobSeeker Single person on JobSeeker payment

RA| Rent as a share of In 2022, there has been an increase in
SEOLE income JobSeeker payments following a decrease
in the previous year, which included
(o)
Greater Sydney 26 116% the discontinuation of the temporary
Rest of NSW 42 72% Coronavirus Supplement. Nevertheless, the
annual income of recipients has fallen from
Greater Melbourne 36 84% $32,638 in 2020 to $21,320 (up from $19,802
in 2021), which is an affordability constraint
Rest of VIC 49 61% for this cohort. Indeed, every region except
Greater Brisbane 34 80% Greater Brisbane suffered a deterioration in

affordability over the past year, with many
Rest of QLD 32 94% - such as Hobart, Perth, Adelaide, the ACT -
being less affordable than in 2019.

Greater Adelaide 42 71%
Table 3 highlights this point, with
Rest of SA 63 48% affordability being Extremely to Severely
Greater Perth* 57 1% Unqﬁ‘ordoble in all metropolitan qno!
regional areas. These RAI scores indicate
Rest of WA* 27 110% that median rents represent between
48 and 115 per cent of the total income
Greater Hobart 37 80% available to this cohort. While, by definition,
50 per cent of rentals are available at
Rest of TAS ol 59% a lower rate than the median, there is
ACT 26 7% no matching mechqnism to ensure that
they are made available to lower income
Source: SGS Economics and Planning, 2022 households (beyond self-selection thl’OUgh
*RAI has been calculated using median rents for all dwelling types rather than one bedroom due to characteristics such as poor dWG”II’]g

data unavailability

quality).
The ACT and Greater Sydney are the most

unaffordable of all capital cities, with RAI
scores of 26 (Extremely Unaffordable).

13



This household, solely reliant on JobSeeker Figure 2: RAI scores for ad person on JobSeeker payments, capital

payments and rental assistance, would cities, 2013-2022
require an income more than triple the
current level to move into the Acceptable 60

affordability band. ”

Rental stress pushes single persons on 50

Jobseeker to the outer fringes of cities, well A
away from opportunities to get them back %

into employment. The regional areas offer - / / A\ \

scarce alternatives for the single person ,{/ / \\ \

on benefits, where rents for this household 35 —
remain Extremely to Severely Unaffordable.

30
Figure 2 presents a time series of 25
affordability for a person on JobSeeker = \///
in capital cities over the past nine years. 20
The temporcirily increased JobSeeker 2013 2014 2015 2016 2017 208 2019 2020 2021 2022
payments in 2020 alleviated rental stress ST S VBN AT
dramatically for this group. However, once
the Coronavirus Supplement ceased, almost
all capital cities reverted to their prior 75
level of (un)affordability. The exception is y
Melbourne, where rents remain lower than 65 i
historical levels, likely due to the extended '
lockdowns and lack of international &
students in the city during 2020 and 2021. X N

However, declining affordability in 2022
indicates that rental rates are reverting to 35

pre-COVID levels. -""“l—y
25

. . f—_
Over the longer term, all cities have been

Extremely Unaffordable, with Sydney being 16
the Worst and changlng Ilttle between 201"_ 203 204 2015 2016 2017 2018 2019 2020 2021 2022
2019.

== Greater Brisbane Greater Adelaide === Greater Perth Gredter Hobart

1 1 Source: SGS Economics and Planning, 2022



Figure 3: Greater Sydney, June Quarter, 2020 and 2022
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Figure 4. Greater Melbourne, June Quarter, 2020 and 2022
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) have no additional
paid work, the single
oensioner receives an estimated

gross annual income of $35,571.

-




Table 4: RAI for single pensioner household Single pensioner

RA| Rent as a share of Annual income for pensioners has increased
SCOIE income by $2,460 since the last release. However,
this has not prevented a decline in
Greater Sydney 43 69% P

affordability, as rental rates outpaced this
Rest of NSW 70 43% rising income in all capital cities except
Brisbane and Adelaide.
Greater Melbourne 59 50%
Across the nation, the single pensioner
Rest of VIC 82 37% household faces Unaffordable to Extremely
Unaffordable rents. For the most part, living

Greater Brisbane 56 53% . : L
In metropolitan areas (which is where one-
Rest of QLD 53 56% bedroom dwellings are most numerous)
would require 50 per cent or more of the
Greater Adelaide 71 42% pensioner’s income to be spent on rent.
Rest of SA 104 29% Housing pressures on this household type
Greqter Perth* 45 67% are likely to be compounde.ol by healthcare
costs associated with ageing. The need for
Rest of WA* 45 66% walkable access to transport, local shops,
and services may also place limitations
Greater Hobart 62 48% on this household in terms of choosing an
appropriate location to live.
Rest of TAS 86 35%
ACT 43 20% Across all regional areas, rents for the single

pensioner are Unaffordable to Severely
Source: SGS Economics and Planning, 2022 UﬂOffOf.’dOb@. except for regloncl South
*RAI has been calculated using median rents for all dwellings rather than one bedroom due to data Australia (belng Moderotely Unaffordable
unavailability with a RAI score of 104).

17



For the single pensioner, Greater Sydney the amount that ideally should be left for

and ACT remain the least affordable living expenses and discretionary spending
locations to rent of all Australian capital once rent has been paid.
cities which, with RAI scores of 43, are
Extremely Unaffordable. While still Severely Unaffordable, Greater
Adelaide is marginally more affordable for
Renting at the median rate in these cities single pensioners compared with all other
would require 70 per cent of total income, Australian cities.
Figure 5: Greater Sydney, June Quarter, 2022 Figure 6: Greater Melbourne, June Quarter, 2022
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lable in metropolitan
Unaffordable to
e in regional areas.

Annual income

This additional income combined
with the household’s pensioner
payment totals an estimated
gross annual income of $56,399.




Table 5: RAI for pensioner couple Pensioner couple

RA| Rent as a share of The pensioner couple’s annual income has
SEOLE income increased by $3,832 since the last release.
While faring better than the single pensioner
(o)
Greater Sydney o1 49% household, the couple pensioner household
Rest of NSW 87 37% generally faces Severely Unaffordable
rents in metropolitan areas. Regional South
Greater Melbourne 74 41% Australia is the only location with Acceptable
rents and improved in affordability over
Rest of VIC 99 30% the past year. The remaining regional areas
Greater Brisbane 70 43% across Australia have Moderately to Severely
Unaffordable rents.
Rest of QLD 74 40% - _ ,
Most areas within a 10-kilometre radius
Greater Adelaide 86 35% of the Sydney CBD and some of the
inner areas of Melbourne are Severely
Rest of SA 133 23% Unaffordable to the pensioner couple, who
Greqter Perth* 1 429 vvoulol. need to pay 39 to 48 per cent of their
total income if renting at the median rate.
Rest of WA* 72 42% _ o .
Adding to their financial pressure are several
Greater Hobart 72 41% other costs, which may include health care
. costs associated with ageing. The need for
Rest of TAS 96 31% walkable access to transport, local shops
ACT 57 53% and services may also place limitations

on this household in terms of choosing an

Source: SGS Economics and Planning, 2022 oppropnote location to live.
*RAIl has been calculated using median rents for all dwellings rather than one bedroom due to data

unavailability
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Given that one member of this household For the pensioner couple household looking

has been assumed to retain part-time or to locate in the ACT and Greater Sydney,
casual employment, a pensioner couple rents are the least affordable, with an
solely dependent on a pensioner payment average RAI score of 57 to 61.

would face a much higher level of rental

unaffordability, where there are very limited  Greater Brisbane and Greater Perth have
areas in Australia that would be affordable RAl scores of 70-71, making them the

for the pensioner couple and as all second least affordable cities.
Acceptable or Affordable areas are located

outside metropolitan areas.

Figure 7: Greater Sydney, June Quarter, 2022 Figure 8: Greater Melbourne, June Quarter, 2022
Rental Affordabiity Indei for: "." = 3 ,.- j IS F v Rental Affordability Index for: | i ‘ H‘\/
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Source: SGS Economics and Planning, 2022






Table 6: RAI for single part-time worker parent on benefits Single part-time worker parent on

Rent as a share of benefits

RAISCOrS income Income for this cohort has increased
slightly ($876 per annum), following a
Greater Sydney 47 64% gntly (S P )f ga.
sharp decrease the previous year which
Rest of NSW 62 48% saw the fortnightly $55O Corongvirus
supplement provided in 2020 withdrawn.
Greater Melbourne 56 53% After that temporary uplift, affordability
for this household type has deteriorated
Rest of VIC 75 40% considerably across Australia and is
Greater Brisbane 53 56% now worse thon in 2019 (pre-COVID) in
all metropolitan areas except Greater
Rest of QLD 57 53% Melbourne and Greater Sydney.
Greater Adelaide 65 46% Rents are Unaffordable to Severely
Unaffordable across all metropolitan and
Rest of SA 101 30% regional areas where data is available for
Greqter Perth* 54 559% the smgle part-time worker parent on
benefits household.
Rest of WA* 55 55% . . N
This group often experiences additional
Greater Hobart 55 54% cost pressures. Childcare and healthcare
. costs may compound the financial stress on
Rest of TAS /3 4% this rental household.
ACT 44 69% : -
7 While the most severe restrictions from
Source: SGS Economics and Planning, 2022 the pondemlc hqve SUbSIded’ over the
*RAI has been calculated using median rents for all dwellings rather than one bedroom due to data last quarters, this household type likely
unavailability still experienced increased financial stress

due to ongoing burdens from the COVID-19
pandemic like difficulty accessing childcare,
particularly in regional areas which have
experienced an influx of migration from
capital cities.
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Childminding commitments may have limited
single parents’ ability to work, potentially
resulting in lost income. Especially in areas
with extended lockdowns, most notably
Greater Melbourne, the supplementary
incomes from part-time jobs may have
fallen away as cafes, restaurants, tourism
and arts and culture came to a grinding halt
in 2021 before beginning to recover in 2022.

The single part-time worker parent on
benefits faces Severely Unaffordable rents
in ACT, paying 69 per cent of their income
on rent if they entered an agreement at the
median rental rate. This is followed closely
by metropolitan Sydney as the second least
affordable location for this household,
where the median rental rate would require
paying 64 per cent of income. These are
clearly untenable levels of housing stress.

In Greater Melbourne these households
face Extremely Unaffordable rents, paying
54 per cent of their income if renting at
the median rate. This represents a grim
situation which continues to deteriorate (in
2021, they would have paid 48 per cent of
their income). The single part-time worker
parent household also faces Severely
Unaffordable rents in the metropolitan
areas of Brisbane, Perth, and Hobart.



Figure 9: Greater Sydney, June Quarter, 2022
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Figure 10: Greater Melbourne, June Quarter, 2022
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Table 7: RAI for single full-time working parent Single full-time working parent

Rent as a share of The income and dwelling requirements
RAISCOre income of the single full-time working parent
Greater Sydney 13 579 householpl fall in the. Acoeptoble range for
most regions, including all capital cities
Rest of NSW 150 20% except Sydney and Canberra. Regional
areas are generally more affordable,
Greater Melbourne 127 24% particularly regional South Australia where
these households will only spend 13 per cent
Rest of VIC 170 18% of their income on rent if they would enter a
Greater Brisbane 128 54%, new rental agreement at the median rate.
Rest of QLD 135 20% The nature of being a sole carer makes
it likely that a considerable proportion of
Greater Adelaide 154 20% earnings go towards childcare and after-
school care costs for this household,
Rest of SA 240 13% placing additional demands on the income
Greater Perth* 131 53% of this. household. This W.i|| compound the
financial pressures of primary needs such
Rest of WA* 133 23% as power, transport, and education for
children.
Greater Hobart 127 24%
Like the single part-time worker parent on
Rest of TAS 167 18% benefits, this household type may have
ACT 3 6% experienced iHCfeqsed ﬁncnpiol stress
due to the ongoing economic pressures
Source: SGS Economics and Planning, 2022 |mposed by the pqndemlc, even W,Ith
*RAI has been calculated using median rents for all dwellings rather than one bedroom due to data most restrictions lifted, such as dlﬁ:lCU|ty
unavailability accessing childcare services. Childminding

commitments may have limited the single
parent’s ability to work, resulting in lost
income.
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Figure 11: RAl scores for single full-time working parent, 2013 to 2022
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Figure 12: Greater Sydney, June Quarter, 2019 and 2022

Q22019
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Figure 13: Greater Melbourne, June Quarter, 2019 and 2022
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Table 8: RAI for single income couple with children

Rent as a share

RAISCOrS of income
Greater Sydney 98 31%
Rest of NSW 122 24%
Greater Melbourne 125 24%
Rest of VIC 141 21%
Greater Brisbane 19 25%
Rest of QLD Nno6 26%
Greater Adelaide 128 23%
Rest of SA 182 16%
Greater Perth* 131 23%
Rest of WA* 133 23%
Greater Hobart 106 28%
Rest of TAS 142 21%
ACT Q9 30%

Source: SGS Economics and Planning, 2022
*RAI has been calculated using median rents for all dwellings rather than one bedroom due to data
unavailability

9 Note that RAI scores appear more affordable than for single full-time working parents, despite
single income couples with children requiring larger dwellings (3 bedrooms). This is due to the spatial
distribution of dwelling forms, as 2 bedroom dwellings are more heavily represented (compared to 3
bedroom dwellings) in the inner regions of cities, and therefore have a higher median rent

10 For city-specific RAI scores, this has been adjusted to reflect differences in earning across
geographic locations in Australia.

Single income couple with children

This household faces Moderately
Unaffordable to Acceptable rents across
metropolitan areas, although inner parts
of cities are Unaffordable to Severely
Unaffordable (with parts of Sydney being
Extremely Unaffordable).

Affordability has been declining drastically
and consistently for these households in
Greater Hobart, resulting in a RAI score

of 106 in 2022 compared to a RAI score

of 141 five years prior. While less extreme,
rental rates for three-bedroom dwellings,
which have reached historic peaks, have
increased faster than incomes and resulted
in declining affordability for this household
across all other metropolitan areas.

In most metropolitan areas, Acceptable
rents can only be found in outer suburbs
(illustrated in Figure 15 and Figure 16), which
are typically disadvantaged in terms of
access to work and other opportunities.
Given the size of this family, there is
considerable additional financial pressure
from day-to-day living costs.
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The most unaffordable regions include
Greater Sydney and ACT, with RAI scores of
98 and 99 (Moderately Unaffordable), and
over 30 per cent of income spent towards
rent. Regional areas, excluding Queensland,
are Acceptable or Affordable, with the
highest score of 182 recorded for the Rest
of SA.

Like other household types with children,
this household type may have experienced
continued financial stress due to the
ongoing impacts of COVID-19, although the
return to face-to-face school may have
eased the pressure.

In many regional areas, childcare access is
extremely limited and expensive -- meaning
it may be more affordable for some
households to care for their children at
home. Childminding commitments may have
limited household members’ ability to work,
resulting in lost income.
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Figure 14: RAI scores for single income couple with children,
2013 to 2022
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Figure 15: Greater Sydney, June Quarter, 2022

Source: SGS Economics and Planning, 2022
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Figure 16: Greater Melbourne, June Quarter, 2022

‘Source: SGS Economics and Planning, 2022
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L ehold has a combined
annual income of $203,407 per

T ¥




Table 9: RAI for dual income couple with children

Rent as a share of

RAIl score e ome
Greater Sydney 196 15%
Rest of NSW 245 12%
Greater Melbourne 249 12%
Rest of VIC 281 1%
Greater Brisbane 238 13%
Rest of QLD 232 13%
Greater Adelaide 256 12%
Rest of SA 364 8%
Greater Perth* 261 1%
Rest of WA* 266 1%
Greater Hobart 21 14%
Rest of TAS 284 1%
ACT 199 15%

Source: SGS Economics and Planning, 2022
*RAI has been calculated using median rents for all dwellings rather than one bedroom due to data
unavailability

1T For city-specific RAI scores, this has been adjusted to reflect differences in earning across
geographic locations in Australia.

Dual income couple with children

The dual income couple with children
household can generally access Affordable
to Very Affordable rents across most
metropolitan and regional areas. Annuall
income for this household type has
increased by nearly $4,500 since 2021 which,
although lower than the escalation of rents
(for 3-bedroom dwellings), means that all
regions remain Affordable or better.

Regional areas in particular offer Very
Affordable rents for this household.

With the return of face-to-face school,
childminding commitments of previous
years, which could have resulted in lost
income, no longer burden this household
type. Despite a minor reduction in rental
affordability, the least affordable region,
Greater Sydney, still requires this household
to spend just 15 per cent of their income on
rent, leaving a reasonable amount for other
living and parenting expenses.
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Figure 17: Greater Sydney, June Quarter, 2022 Figure 18: Greater Melbourne, June Quarter, 2022

. dalb

Rental Affordabiity index for:
oo ' Rental Affordobdity Index for:

Income: 210,000

Badrooms: 3 |nome;r§_r:g.mo
Wery affordable 200 or above

= AHI:rdahl.e 150t0 200 [l Very affordable 200 or above

[ Acceptable 12010 150 Il Affordable 150 1o 200
bl 120 to 150

[ Moderately unaffordable 10010 120 [ Accepiable

E Unaffordable 8010 100 [ Moderately unaffordable 100 to 120

M severeiy unaffordable SO0 0 = ;f?m::ablcmm . :gm ;zn

B Extremely unaffordable 50 or less everely Lndl able ta

[H Data not svaiiable A M Extremely unaffordable  SDorless

5 2 a [ Data not avaitable A
Source: SGS Economics and Planning, 2022 Source: SGS Economics and Planning, 2022

6



Student sharehouse

Household profile

The student sharehouse
household comprises three
students between the ages of 18
and 35 seeking to rent a shared
three-bedroom dwelling.

Economic profile

Each member of this household
receives an income support
payment in the form of Youth
Allowance or Austudy. In addition,
edch student earns the maximum
additional income allowable before
income support payments are
affected.

Affordability

Unaffordable to Moderately
Unaffordable across most
metropolitan areas.

Annual income

The estimated gross annual
income for this household is
$84,560 or $28,186 per student.



Table 10: RAI for student sharehouse Student sharehouse

RA| Rent as a share of The annual income of the student
SEOLE income sharehouse household has increased slightly
over the past year. Despite this, rental
(o)

Greater Sydney 80 38% affordability declined in all regions, in many

Rest of NSW 100 30% cases to a historic low.

Greater Melbourne 108 28% Rental affordability ranges from Severely
Unaffordable to Acceptable across Australia

Rest of VIC 122 25% and is most unaffordable in Greater Sydney

Greater Brisbane 03 1% and ACT. These hqye RAI scores of 80 and 75,
respectively, requiring up to 40 per cent of

Rest of QLD 26 31% income to be spent on rent.

Greater Adelaide 107 28% Across most inner and middle suburbs of
metropolitan cities, rents are Unaffordable

Rest of SA 151 20% to Moderately Unaffordable for the student

Greqter Perth* 107 58% sharehouse household. Members of this
household type are therefore forced to

Rest of WA* 108 28% choose between rental stress or having to
locate in areas with poorer access to inner-

Greater Hobart 90 33% city tertiary institutions and part-time work.

Rest of TAS 122 25% Regional areas fare better, with Moderately

ACT 5 20% Unaffordable to Acceptable rents, but have

a lower concentration of higher education

: A institutions.
Source: SGS Economics and Planning, 2022
*RAI has been calculated using median rents for all dwellings rather than one bedroom due to data

unavailability

38



The student sharehouse is required to
balance work and study, and the number
of hours manageable varies on course
demands.

On top of this, students have additional
study costs and administration fees and
renting students may have limited capacity
to save or make voluntary payments to
accumulating HECS or FEE HELP debts.

Many tertiary institutions are in high rent
and central locations; a shortage of
affordable homes often means students
need to find accommodation further away
in lower rent areas. This places additional
pressure on students in terms of both
travel times and costs. Additionadlly, the
risk of turnover and vacancies are ‘owned’
by the sharehouse, so the share of rent
increases if someone leaves and there are
vacant days. These factors exacerbate the
experience of rental stress.
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Figure 19: Greater Sydney, June Quarter, 2020 and 2022
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Figure 20: Greater Melbourne, June Quarter, 2020 and 2022
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Table 11: RAI for minium wage couple Minimum wage couple

RA| Rent as a share of The minimum wage increased by 5.2 per
SCOIE income cent as of July 1, 2022, which will assist with
rental affordability for this household type.
(o)

Greater Sydney 72 33% However, this couple faces Unaffordable

Rest of NSW 122 25% to Moderately Unaffordable rents across
most metropolitan areas (excluding Greater

Greater Melbourne 1 27% Adelaide). Greater Sydney and ACT are the
least affordable, with RAI scores of 92 and

Rest of VIC 148 20% 86, respectively, indicating that over a third

Greater Brisbane 105 509, of household income would be required to
rent at the median rate.

Rest of QLD m 27% o
Affordability in Greater Melbourne had

Greater Adelaide 129 23% improved over the previous two years,
driven by decreasing rents for 2-bedroom

Rest of SA 199 159% dwellings during the worst of the COVID-19

Greqter Perth* 107 58% pandemic restrictions, but the trenq hqs
begun to revert as rents began to rise in

Rest of WA* 108 28% 2022.

Greater Hobart 108 28%

Rest of TAS 143 21%

ACT 86 35%

Source: SGS Economics and Planning, 2022
*RAI has been calculated using median rents for all dwellings rather than one bedroom due to data
unavailability
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Figure 21: RAl scores for minimum wage couple, capital cities, 2013 to
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In Greater Sydney, rents are Unaffordable
to Severely Unaffordable for this household
in inner and middle suburbs. Severely
Unaffordable areas are much wider spread
in Sydney compared to Melbourne.

Regional areas offer greater affordanbility,
particularly in Victoria and South Australia,
where rents are Affordable.

It should be noted that minimum wage
workers are often employed on a casual
basis. This is associated with lower income
certainty, which can place these households
under additional stress (as rent paid will not
change in periods of lower income). This
analysis assumes the couple work 38 hours
a week each, which may be unredlistic and
therefore understate affordability concerns
for this household type.
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Figure 22: Greater Sydney, June Quarter, 2022 Figure 23: Greater Melbourne, June Quarter, 2022
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Table 12: RAI for hospitality worker

RAIl score
Greater Sydney 83
Rest of NSW n7
Greater Melbourne 101
Rest of VIC 127
Greater Brisbane 92
Rest of QLD 91
Greater Adelaide m
Rest of SA 166
Greater Perth* 75
Rest of WA* 81
Greater Hobart 12
Rest of TAS 149
ACT 70

Source: SGS Economics and Planning, 2022

Rent as a share of
income

36%
26%
30%
24%
33%
33%
27%

18%
40%
37%
27%
20%

43%

*RAI has been calculated using median rents for all dwellings rather than one bedroom due to data

unavailability

12 For city-specific RAI scores, this has been adjusted to reflect differences in
earning across geographic locations in Australia.

Hospitality worker

Rents for the hospitality worker household
are Severely Unaffordable to Moderately
Unaffordable across Australia’s
metropolitan areas.

With a RAI score of 70, the ACT is the least
affordable city for the hospitality worker,
requiring households to pay over 40 per
cent of their income if renting at the
median rate. There has also been a trend
of worsening affordability since 2015, as the
income of hospitality workers has failed to
keep pace with rising rents. Inner areas of
Canberra are Severely unaffordable, with
outer areas Unaffordable to Moderately
Unaffordable.

Greater Perth has become the second least
affordable city for hospitality workers, with
a RAI score of 79 requiring 38 per cent of
income to be spent on rent.

Sydney remains Unaffordable with a

RAl score of 83. Areas of hospitality
employment, such as inner and middle
areas of Sydney, are Severely Unaffordable;
however, the long-term trend shows
affordability has improved since 2017.



Figure 24: RAIl scores for hospitality worker, capital cities, 2013 to 2022
120

1o

100

Q0

80

70

60
2013 2014 2016 2016 2017 2008 201 2020 2021 2022

== Gregter Sydney = Greater Melbourne === ACT
i Rental Stress Threshold

160

150

140

130

120 ) =
1o

:Z M
70 / -
_

60
2013 2014 2016 2016 2017 2018 2019 2020 2021 2022

== Greater Brisbane Greater Adelaide === Greater Perth Greater Hobart
wmn Rentgl Stress Threshold

Source: SGS Economics and Planning, 2022

Affordability in Greater Melbourne has
improved considerably since 2019, despite
declining over the most recent year.
However, with a RAI score of 101, it remains
Moderately Unaffordable, particularly in the
inner suburbs.

All other metropolitan areas have seen
decreases in RAI scores over the past year
but relatively stable long-term trends.
Regional areas have better affordability,
with regional South Australia being the most
affordable.

Given the greater concentration of
restaurants, bars and eateries in
metropolitan areas, unaffordability in
Australia’s cities has implications for the
capacity of hospitality workers to live

near their place of work. Given the often
unpredictable, early or late hours of work
for this household type, the inadequacy of
Acceptable rents constrains opportunities
and liveability outcomes.
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Figure 25: Greater Sydney, June Quarter, 2022 Figure 26: Greater Melbourne, June Quarter, 2022
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National Trends

Background

Nationwide, the proportion of households
renting is on the rise, having increased from
26 per cent to 31 per cent between 1995 and
2020. Over the same period, the proportion
of public housing tenants almost halved,
from 5.5 per cent to 29 per cent'. Housing
costs for renting households have also
increased over the same period, relative to
owners. Renters currently spend an average
of 20 per cent of their income on housing
costs, while owners with a mortgage pay
15.56 per cent. AHURI estimates that 1.3
million households need additional housing
assistance'.

In Australia, this shift towards renting,

and increased rental costs, is driven by a
range of factors. The introduction of the
capital gains discount in 1999, combined with
negative gearing has dramatically increased
the number of investors who compete

with homeowners for available property,

50

and kept more households out of home
ownership and trapping them in the rental
market. Recent interest rate conditions and
widening income inequality reinforce this
effect.

Investors have pushed out would-be
homeowners, so more households with
middle to higher incomes are renting for
longer. This impacts lower income renters by
driving up rents. Additionally, higher income
households seek more affordable rents

to increase their ability to save a deposit
to move into ownership, which further
displaces lower income households from
lower cost rentals and increases their level
of housing stress.

There is less social and affordable housing
stock available than there was a decade
ago. As a result, more (very) low-income
Australians rely on the private rental market
and are forced to pay unaffordable rents.

3 Australian Bureau of Statistics. Housing Occupancy and Costs 2019-20.
14 Rowley, S., Leishman, C., Baker, E., Bentley, R. and Lester, L. (2017) Modelling housing need in Australia to 2025, AHURI Final Report No. 287, Australian Housing and Urban Research Institute Limited, Melbourne.
5 Australian Bureau of Statistics. Housing Occupancy and Costs 2019-20. [Table 13].

As it stands, 42 per cent of all low-income
renter households are in rental stress,
compared to 35 per cent in 2008. This rises
to 47 per cent for households in NSW™.

While not a main driver of rental
affordability, in some inner-city areas, there
are many apartments sitting vacant as an
investment. For investors, vacant properties
are often held on to for long term capital
gains. This reduces the availability of rental
properties to households.

In recent years, regional areas have been
subject to several natural disasters from
widespread bushfires in 2020 to flooding

in 2022. These have affected both existing
rental stock and new development, limiting
supply and increasing rental rates. This has
been compounded by an influx of regional
migration driven by COVID-19 restrictions in
capital cities.



The combined impact of these factors on
renters includes homelessness, having to
move away from family and support for
more affordable housing, moving into poor
quality or insecure housing, or having to
forgo other essentials.

Metropolitan areas

Greater Hobart continues to be the least
affordable capital city in Australia for the
average rental households of each city.

Over the past four years, the RAI score

of Greater Hobart has decreased by over
4 per cent per annum, and if the trend
continues, it will soon be the only capital
city in Australia where rental affordability
for the average rental household is below
the critical threshold of 100. With a RAI
score of 102 in June 2022, the average
rental household would pay 29 per cent of
their income if renting at the median rate.

Although household incomes in Tasmania are
significantly lower than the national average,
rents are only marginally lower than mainiand
averages. The gap between income and rent

has been widening over the past five years,
with little sign of abating. A comparison of
RAI scores in Greater Hobart and Greater
Sydney over recent years (see Figure 27)
shows that while Hobart has historically
been more affordable, this changed in 2018
and the gap has been widening.
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There has been a stark contrast in
affordability trends across mainland

capital cities over the last few years.
Greater Sydney, Greater Melbourne,
Greater Adelaide and the ACT improved in
affordability during the COVID-19 pandemic
but declined this year. The RAI scores of
Greater Sydney and Greater Melbourne (120
and 140) both fell by 8 per cent in 2022 after
achieving the highest observed in the nine
years measured by the Rental Affordability
Index in 2021. Every capital city experienced
a decline in affordability in 2022. While
incomes have increased, the static or falling
rents of the early pandemic were short-
lived, with rents rising by at least 5 per cent
across all capital cities and across dwelling
sizes. The effects on Australia’s two largest
cities are shown in Figure 28.

The return of international tourism and
student demand has meant that rental
rates for one bedroom and two bedroom
dwellings have begun returning to pre-
pandemic levels, ending what was the
greatest improvement in affordability for
households who require these forms of
housing such as singles, couples without
children, or small families that occurred in
2021. Larger dwellings did not experience
this change in 2021, and pressure on family
households who require dwellings of 3
bedrooms or larger has only continued to
intensify in 2022.
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Rental affordability in Greater Brisbane,
Greater Adelaide, and Greater Perth

did not improve as much 2021, as these
cities were not as severely impacted by
pandemic restrictions. Following temporary
improvements in affordability during

2020 for those cities, at the height of
COVID-19 restrictions, affordability declined
significantly even relative to pre-pandemic
levels. Greater Brisbane experienced the
sharpest decline in rental affordability of
all capital cities, with its RAI score falling by
11 per cent in 2022. Greater Adelaide and
Greater Perth both fell by 6 per cent.

With a RAI score of 119, Greater Adelaide is
now more affordable than Greater Brisbane,
which became the second least affordable
capital city. Rents in the latter rose over

17 per cent in the 12 months to June 2022,
meaning that an average income rental
household would now pay 27 per cent of
their income if renting at the median rate.

Even in cities with improved affordability,
the tangible improvement for very low-
income households is negligible, as they still
face severely unaffordable rents in most
metropolitan areas.



Figure 27: RAl comparison - Sydney and Hobart (2012-2022)
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Figure 28: Median rental rates - Sydney, Melbourne and Greater Hobart (2012-2022)
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Table 13: National RAI trends - metropolitan areas (June 2022)

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022

Greater Sydney 103 104 105 107 106 104 108 115 126 130 120
Greater Melbourne 127 130 130 127 129 128 128 131 145 152 140
Greater Brisbane 13 18 19 17 18 120 123 128 128 127 13
Greater Adelaide 109 12 n4 13 121 120 n7z ng 120 126 19
Greater Perth 105 103 106 15 127 140 145 144 146 132 124
Greater Hobart M 15 m n2 15 13 1o 102 I 105 102
ACT 18 121 131 133 130 131 124 121 125 132 121

Source: SGS Economics and Planning, 2022

Table 14: National RAl summary - metropolitan areas (June 2022)

Share of income

RAI Relative unaffordability
spent on rent

Greater Sydney 120 25% Moderately unaffordable rents
Greater Melbourne 140 21% Acceptable rents

Greater Brisbane 13 27% Moderately unaffordable rents
Greater Adelaide 19 25% Moderately unaffordable rents
Greater Perth 124 24% Acceptable rents

Greater Hobart 102 29% Unaffordable rents

ACT 121 25% Acceptable rents

Source: SGS Economics and Planning, 2022
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1-year 2-year 3-yeadr
CAGR CAGR CAGR

-8% -3% 1%
-8% -2% 2%
-11% -6% -4%
-6% -1% 0%
-6% -8% -5%
-3% -4% 0%
-9% -2% 0%



Rest of state areas

Regional rental markets were not exposed
to COVID-19 restrictions that capital cities
were; therefore, the rebound from the
pandemic played out differently. While
Australia’s regions were spared the worst
of pandemic response measures, there
has been concern regarding the impacts
of outward-migrating city residents on
housing, and rental, affordability.

This phenomenon is observed in the most
recent data, which shows that affordability
has worsened in the regional areas of every
state, even more so than in the capital
cities. The worst affected states have been
Queensland, Tasmania, and WA. The regional
areas of Queensland and Tasmania are now
at their most unaffordable in the period
measured by the RAL

Flood-affected regions such as Lismore
and Gympie had large adverse shocks to
rental affordability in 2022. While areas
most severely affected by COVID-19 trends
tend to be coastal, such as Byron Bay, the
Gold Coast, Sunshine Coast, and Geelong.
However, inland towns such as Orange

and Mudgee in NSW also became far less
affordable to the average rental household
over the last year.

Other key rest of state area trends include:

- Regional VIC declined further in rental
affordability over the past year. This
occurred at the same rate as Greater
Melbourne despite the easing of most

pandemic restrictions in 2022, which were
a maijor difference between regional
areas and capital cities.

- Regional NSW RAI score has decreased
by 14 per cent over the past two years,
falling from 122 to 106 (Acceptable to
Moderately Unaffordable).

- Regional SA rental affordability worsened
marginally but remains comparable to
pre-COVID years.

Figure 29 shows that net internal migration
to the regions was, in March 2021,

approximately 50 per cent higher than the
historical peak. While this is small relative
to the size of capital city populations, it is
significant relative to the size of regional
towns. The impact on affordability is
amplified as the movement occurred in @
very short space of time and was coupled
with pandemic-induced inefficiencies in
residential development.

The persistence of these trends remains to
e seen as Australia transitions to a living-
with-COVID state.

Figure 29: Net internal migration (population) to all rest of state areas
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Table 15: National RAI trends - rest of state areas (June 2022)

2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022

Rest of NSW 109
Rest of VIC. 121
Rest of QLD 110
Rest of SA 127
Rest of WA 97
Rest of TAS. 18

Source: SGS Economics and Planning, 2022

Table 16: National RAl summary - rest of state areas (June 2022)

Region

Rest of NSW
Rest of VIC
Rest of QLD
Rest of SA
Rest of WA

Rest of TAS

Source: SGS Economics and Planning, 2022
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12
125
1é
129
107

123

RAI

106

115
104
137
134
108

16

123

121

130

Q9

19

14
124
122
129
134

126

28%
26%
29%
22%
22%

28%

116
127
124
137
149

120

Share of income
spent on rent

12 116 18 122 14
128 128 127 131 125
125 125 122 124 18
139 135 138 140 146
1564 159 1568 156 145

128 136 124 128 120

Relative unaffordability

Moderately unaffordable rents
Moderately unaffordable rents
Moderately unaffordable rents
Acceptable rents
Acceptable rents

Moderately unaffordable rents

106

115
104
137
134

108

1-year 2-year 3-yeadr
CAGR CAGR CAGR

-7% -7% -4%
-8% -6% -3%
-12% -8% -5%
-6% -1% 0%
-8% -7% -5%
-10% -8% -5%



State
trends




New South Wales

Greater Sydney

The average rental household in Greater
Sydney, in June 2022, has a gross income of
$114,231 per annum.

With a RAI score of 120, rental affordability
across Greater Sydney has steadily

declined in the last year following a period
of improvement since 2017 - particularly
during 2020, after the onset of the COVID-19
pandemic. Affordability is now on the
threshold between Moderately Unaffordable
and Acceptable.

For very low-income households, this has
exacerbated affordability concerns and
Sydney remains critically unaffordable

to significant proportions of the renting
population. While the average rental
household in Greater Sydney spends around
25 per cent of its total income on rent at
the median rental rate, this share is much
higher for lower-income households.
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Sydney’s harbour, northern, and coastal
suburbs represent the least affordable
locations. The average rental household
generally must travel 20-25km from the
CBD to areas such as Fairfield Heights,
Punchbowl and Lakemba to find Affordable
rents, primarily in smaller dwellings (2
bedrooms).

For slightly larger dwellings (3 bedrooms),
this distance rises to 30km in areas such

as Blacktown, Liverpool, and Toongabbie.
Paramatta, which offered acceptable rents
in 2021 no longer does in 2022.

The 12 months from June 2020 to June
2021 reflect many of the impacts of the
COVID-19 pandemic.

Following an improvement in affordability in
late 2020 stemming from falling rents, the
Sydney CBD (RAI score of 109) reverted to

Figure 30: Rental Affordability Index, Greater Sydney
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its Unaffordable pre-pandemic level (RAI
score of 95) in 2021 and continued to fall in
2022 (RAl score of 92).

Affordability in western Sydney (from
Camden, through Liverpool, to Parramatta)
which was Acceptable to Affordable in
2021, has deteriorated to being Moderately
Unaffordable to Acceptable.

Many other inner suburban locations such
as Redfern, Paddington, and Darlington

declined even more sharply in affordability,
all falling into a lower affordability

bracket (127 to 118, 114 to 98 and 124 to 118
respectively). This pattern extends to the
urban fringes of Greater Sydney, more than
70km from the CBD, such as Camden and
Wyong.

Sydney’s five least affordable postcodes
(with at least 80 new rentals in the most

recent quarter) are listed in the table below.

Table 17: Top 5 least affordable suburbs in Greater Sydney, June Quarter, 2022

Rank Postcode Suburbs

RAI score

Rent as share of avg

household income

1 2026 Bondi, Bondi Beach, North Bondi, Tamarama

2 2027 Darling Point, Edgecliff, Point Piper

3 2030 Vaucluse, Dover Heights, Watson Bay

4 2076 Wahroonga, Normanhurst, North Wahroonga

5 2107 Avalon Beach, Bilgola Plateau, Bilgola Beach, Clareville, Whale Beach

Source: SGS Economics and Planning (2022)

Note: RAI has been calculated using a rounded gross income of $115,000
Only postcodes with greater than 80 records are considered for the top 5 list.
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Rest of NSW

The average rental household in regional
NSW has a gross income of $82,634 per
annum.

With a RAIl score of 106, reflecting
Moderately Unaffordable rents, the average
rental household in regional NSW would face
paying 28 per cent of its total income if
renting at the median rate. This represents

a significant worsening in affordability over
the past year, which was preceded by o
decline of equal magnitude in the previous
year. This is consistent across all regional
NSW postcodes.

The greatest decline over the past two
years is evident in the coastal areas

of regional NSW (e.g., Tweed Heads,
Woolgoolga, Port Macquarie) and inland
areas such as Orange, Aleena and

Figure 31: Rental Affordability Index, Regional NSW
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Mudgee. These changes from Affordable
to Unaffordable reflect shifting housing
preferences during the COVID-19 pandemic;
whether this change will persist remains to
e seen.

Regional NSW was severely affected by the
2022 eastern Australian floods, one of the
worst recorded flood disasters. Towns in
the Northern Rivers region suffered damage

to thousands of properties and affected
homeowners and renters alike.

The impact on the rental market and
affordability is evident in Lismore, one of
the worst affected towns, where rental
affordability was reduced by 10 per cent
between 2021 and 2022 (RAI scores of 115 to
104). Bellingen was similarly affected, with
affordability declining by 14 per cent.

Figure 32: Rental Affordability Index, selected postcodes in Regional NSW
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Figure 33: Inner and Middle Sydney, June Quarter, 2022

W Very affordable
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[I] Data not available

Source: SGS Economics and Planning, 2022
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Victoria

Greater Melbourne

The average rental household in Greater
Melbourne has a gross income of $105,000
per annum.

With a RAI score of 140 in the June quarter
of 2022, affordability in Greater Melbourne
has begun to decline from the decade-
heights that were reached in 2021. The 8 per
cent decrease in RAI score over the past 12
months marks a reversal in the falling rental
rates caused by the onset of the COVID-19
pandemic.

Across all dwelling types, rents have risen,
particularly in the first two quarters of 2022.

Despite returning to pre-pandemic levels

of affordability, Greater Melbourne is the
most affordable capital city in Australia. The
average rental household seeking to rent in
Greater Melbourne faces paying around 21
per cent of its total income if renting at the
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median rate. This is considered Acceptable
(relative to being considered Affordable in
2021).

The COVID-19 pandemic, and associated
public health responses, have resulted in
significant changes to the spatial pattern
of rental affordability across Melbourne.
During 2020 and 2021, affordability
improved considerably in the inner city,
inner north west, and in the north eastern
suburbs. Since then, the easing of both
local movement and international travel

restrictions has begun to lower affordability
in inner suburbs (within 5km of the CBD).

The Melbourne CBD (Postcode 3000)
became more affordable during 2020 and
2021, with a RAI score of 110 (Moderately
Unaffordable) in 2019 progressively
increasing to 173 (Affordable) in 2021.

In 2022, as students, workers, and
tourists increased demand for rental
accommodation, the RAI score fell back
to 135. Notably, this is still a marked
improvement relative to the pre-pandemic
state.

Figure 34: Rental Affordability Index, Greater Melbourne
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Inner city suburbs (e.g., South Melbourne,
Docklands, West Melbourne, North
Melbourne, Brunswick West, and Abbotsford)
have experienced similar trends. This
pattern extends further east to Hawthorn,
Malvern, and Glen Iris, as well as in
Melbourne’s northeast in the suburbs from
Clifton Hill to Warrandyte.

Tertiary education precincts, such as
Carlton, Parkville, and Hawthorn, became
significantly more affordable last year.
The return of students and face-to-
face learning has resulted in declining
affordability during 2022, but these areas

remain Affordable to the average rental
household. However, students on lower
incomes (even a student sharehouse with
three members) still find them Severely
Unaffordable.

While inner city suburbs remain relatively
affordable compared to pre-pandemic,
affordability continues to decline in coastal
suburbs. bromana and Mornington did not
improve during the pandemic as most inner
suburbs did, moving from being Acceptable
to Moderately Unaffordable. They continued
to fall in 2022, as renting becomes more
competitive.

Table 18: Top 5 least affordable suburbs in Greater Melbourne, June Quarter, 2022

Suburbs

Postcode

Rank

Brighton, Brighton North, Dendy, Were Street

Beaumaris, Black Rock, Black Rock North, Cromer

1 3187 Brighton East, North Road
2 3186

3 3193

4 3934 Mount Martha

5 3206 Albert Park, Middle Park

Source: SGS Economics and Planning, 2022

Note: RAI has been calculated using a rounded gross income of $100,000
Only postcodes with greater than 80 records are considered for the top 5 list.
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Coastal suburbs in Brighton, Brighton East,
Hampton, and Beaumaris have remained
Unaffordable to Severely Unaffordable and
are among the least affordable areas of
Melbourne (more so than the inner city).

Melbourne’s five least affordable postcodes
are listed in the table below. Notable
changes since the previous release of RAI
are the inclusion of postcodes 3207 (Garden
City, Port Melbourne) and the removal of
Balwyn North and Hampton.

Rent as share

RAIl score of avg house-
hold income
79 38%
87 34%
89 34%
92 33%
Q3 32%



Rest of Victoria

The average rental household in regional
Victoria has a gross income of $77,938 per
annum.

With a RAI score of 115, rental affordability

in in regional Victoria has decreased
significantly since the onset of the COVID-19
pandemic in 2020, a stark contrast to
Greater Melbourne. Rental affordability in
regional Victoria has reached a historic low,

being considered Acceptable (rather than
Affordable) for the first time.

The average rental household seeking to
rent in regional Victoria now faces paying 26
per cent of its total income if renting at the
median rental rate.

The trend of declining affordability is
consistent across all parts of regional
Victoria, albeit at different scales.

Figure 35: Rental Affordability Index, Rest of Victoria
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The Surf Coast and Geelong regions in regional cities such as Bendigo and
experienced some of the largest decreases  Warrnambool declined steadily, although

in affordability between 2020 and 2021, less dramatically, moving from Acceptable
with Ocean Grove and Torquay considered to Moderately Unaffordable over the past
Severely Unaffordable to the average two years. Fringe commuter areas such as
regional Victorian rental household. This Woodend and Kyneton have also become
trend has continued in 2022. Affordability Unaffordable.

Figure 36: Rental Affordability Index, selected postcodes, Regional Victoria
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Figure 37: Inner and Middle Melbourne, June Quarter, 2022
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Figure 38: Geelong, June 2020 and June 2022

B Source: SGS Economics and Planning, 2022
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Queensland

Greater Brisbane

The average rental household in Greater
Brisbane has a gross income of $99,428 per
annum.

After four years of improvement between
2015 and 2019, rental affordability in
Greater Brisbane has declined over the
past two years, reaching a RAI score of

113. This represents a historic low point for
affordability, with the city being considered
Moderately Unaffordable for the first time.
An 1% decrease in RAI score over the

past year is also the largest decline of any
capital city.

The average rental household seeking to
rent in Greater Brisbane now faces paying
27 per cent of its total income if renting at
the median rate.

Many postcodes in inner to middle
Brisbane remain Moderately Unaffordable

/1



to Unaffordable, and areas to the North
West, around Samford Valley, continue

to be among the most unaffordable in
Queensland, being categorised as Severely
Unaffordable.

Over the past year, areas to the north
and south-east of Brisbane CBD have
shifted from Acceptable to Moderately
Unaffordable with other areas remaining
Moderately Unaffordable or Unaffordable.

Suburbs that have experienced a notable
decline in affordability include the eastern
suburbs from Yeerongpilly to Birkdale.
Affordability in southern suburbs also
declined, such as in Logan (which remains
very affordable) and Underwood (which
became Moderately Unaffordable). The
outskirts of Greater Brisbane (Woodford,
Rosewood, Sandstone Point and
Caboolture) all declined in affordability by
at least 10-20 per cent over the past year.

Figure 39: Rental Affordability Index, Greater Brisbane
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Rest of Queensland

The average rental household in regional
Queensland has a gross income of $91,868
per annum. Rental affordability in regional
QLD has followed a similar pattern to that
of Greater Brisbane, decreasing rapidly
following a peak in June 2020 and reaching
a historic low point that makes it the least
affordable regional area in the country.

With a RAI score of 104, regional QLD
has fallen further into the Moderately

Unaffordable category (moving from
Acceptable two years ago). The average
rental household faces rent at 29 per cent
of its total income, nearing the threshold of
rental stress.

Affordability decreased in the Gold Coast
during 2021, a trend that continued in 2022.
Areas such as Helensvale, Broadbeach, and
Robina are now Severely Unaffordable. A
similar trend is evident from Maroochydore
to Noosa which have shifted from

Figure 40: Rental Affordability Index, Rest of QLD
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Acceptable and Moderately Unaffordable to
Unaffordable and Severely Unaffordable.

The 2022 eastern Australian floods also had
devastating effects on parts of regional
Queensland, including the Gold Coast

and Sunshine Coast, with consequences
for housing and rental markets. Gympie
and Maryborough were two of the worst
affected regions, with RAI scores falling by
17 per cent and 16 per cent, respectively.
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Figure 41: Greater Brisbane, June Quarter, 2022
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South Australia

Greater Adelaide

The average rental household in Greater
Adelaide has a gross income of $84,047

per annum. With a RAI score of 119, Greater
Adelaide is marginally below the threshold

of having Acceptable rents. This means that
the average rental household in Greater
Adelaide faces paying 25 per cent of their
total income if renting at the median rate.

While the Adelaide CBD improved in
affordability, the opposite was true of

most suburban locations across the city.
Most notable, shifting from Moderately
Unaffordable to Unaffordable, were the
areas of Norwood, Myrtle Bank, Belair,
Somerton Park, and West Lakes. Eastern
suburbs of Beaumont and Burnside are now
Severely Unaffordable, as is Hahndorf, in the
city’s east.

Gawler and its surrounds have experienced

a declining trend in affordability in recent
years but remain Acceptable at present.
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Rest of SA

The average rental household in regional
South Australia has a gross income of
$73,501 per annum.

With a RAI score of 137, affordability in
regional SA has remained Acceptable for
average income households since early 2016,
and it remains the most affordable non-
capital city area.

The average income household seeking to
rent faces paying around 22 per cent of
household income if renting at the median
rate. While this is a decline in affordability
over the past year, it is less severe than in
regional areas of NSW, TAS, and QLD.

Most areas outside Greater Adelaide
offer better rents. However, for household
incomes at or below $50,000, there

are no locations that have Acceptable
affordability in regional SA.
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Figure 42: Rental Affordability Index, Greater Adelaide
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Figure 43: Rental Affordability Index, Rest of SA
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Figure 44: Greater Adelaide, June Quarter, 2022

Source: SGS Economics and Planning, 2022
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Western Australia

Greater Perth

The average rental household in Greater
Perth has a gross income of $98,470 per
annum. With a RAI score of 124, rental
affordability in Greater Perth has declined
considerably over the past two years (15 B -
per cent), bringing affordability to its lowest -~
point since 2016. This reflects a sharp 5 :
increase in rents since the onset of the
COVID-19 pandemic, which incomes, while
high, have not offset.

Despite this, Perth remains the second
most affordable capital city, with the
average rental household paying 24 per
cent of its income if renting at the median
rate. However, it should be noted that
renting is much less affordable for lower
income households such as pensioners,
those receiving JobSeeker payments, and
hospitality workers.

Low vacancy rates compound the pressure

they face, increasing the difficulty and time
needed to secure accommodation.
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Rental affordability deteriorated in
Greater Perth, particularly in the northern
suburban corridor. Parts of the greater
Fremantle area have become Severely
Unaffordable while south-eastern suburbs,
such as Canning Vale, Willeton, Bull Creek
and Leeming, have fallen from Moderately
Unaffordable to Unaffordable.

Rest of WA

The average rental household in regional
Western Australia has a gross income of
$104,765 per annum. This is the only case

in which regional incomes are greater than
those in the capital city. High average
incomes reflect, and are skewed, by wages
in the resources industry, with those in other
sectors often earning far less.

Regional WA has a RAI score of 134 and
the average rental household faces rent
of around 22 per cent of its total income.
Following rapidly improving affordability
between 2014 and 2017, the trend of the
past four years suggest that affordability
had stabilise, before declining during the
COVID-19 pandemic period.

It has continued to decline in 2022,
falling 8 per cent in the last 12 months.
Areas affected worst over the past year
have been Busselton, Broome, Karratha,
Kalgoorlie-Boulder, and Collie.

Figure 45: Rental Affordability Index, Greater Perth
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Figure 46: Rental Affordability Index, Rest of WA
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Figure 47: Greater Perth, June Quarter, 2022
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Source: SGS Economics and Planning, 2022
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Tasmania

Greater Hobart

The average rental household in Greater
Hobart has a gross income of $84,613 per
annum.

High rents, relative to household incomes,
mean that Greater Hobart is the least
affordable metropolitan area in Australia
and has been since 2019. Despite a brief
improvement during 2020, upon the onset
of the COVID-19 pandemic, Hobart is now
nearly at its least affordable level across
the period measured by the RAI (reached
in 2019). With a score of 102, the average
rental household in Hobart is close to being
in rental stress (below a RAI score of 100),
paying 29 per cent of their total income if
renting at the median rate.

~
-
-
=
-

Since 2016, the median rental rate in Hobart
has grown by 60 per cent (consistent
across dwelling sizes). It is now 11 per cent
higher than the Melbourne median, despite

81



the average rental household income being
18 per cent lower. These rapidly growing
rents are likely driven by an inadequate
supply of rental housing, as evidenced

by the consistent unavailability of bond
lodgement data in many areas of Hobart
(shown as grey in the RAI map, particularly
for smaller dwellings).

The onset of the COVID-19 pandemic
resulted in significantly improved
affordability in several parts of the city,

from Central Hobart to Lindisfarne. However,
these gains were short lived. By June 2022,
the RAI score returned to pre-pandemic
lows.

Almost all parts of Greater Hobart are
considered Moderately Unaffordable or
Unaffordable, with affordability decreasing
significantly from Mount Nelson to
Glenorchy over the past year. Broadly, there
appears to be a fluctuating affordability
trend across Hobart since 2017.

Figure 48: Rental Affordability Index, Greater Hobart
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Rest of Tasmania

The average rental household in regional
Tasmania has a gross income of $70,855 per
annum. Regional Tasmania has a RAI score
of 108, which represents a large decline

in affordability, to a historic low, over the
last year (from a score of 120, a 9 per cent
decrease). The average rental household
faces paying around 28 per cent of their
income if renting a dwelling at the median
rate, which is nearing the definition of
rental stress.

Despite rising incomes, affordability

has worsened in most parts of regional
Tasmania. Suburbs of Launceston such as
Kings Meadows and the town of Perth have
declined significantly, now being considered
Unaffordable with a RAI score below 100.

Regional towns such as Burnie and
Tomahawk have shifted from Acceptable to
Moderately Unaffordable over the past year,
while east coast from Triabunna to Swansea
have seen a similar trend.

Figure 49: Rental Affordability Index, Rest of TAS

150

o /\

130

120

10 N

100

Q0

80

70 o <t N M < N M < N O = NOT T ANOST NS T AN NS <N = N
0090000900090 009%9000%90c009000%900000c00%90000C0
N P2ono¥ssrsRovowwlovobnnnPoowo00Qo00co0dgaalNy
\—rorn—\—o\—\—n—orr\—o\—\—|—Or|—\—o\—\—|—on—\—\—(\l(\l(\l(\]o Nl
CO0ORQO00QO000{O000KO000OROLCOCKO0OOROO0O0OO0OIOROQ00 s
NN N N N N NN N N N N NN N N N N NN C\IN(\J(\INNN (\IC\I(\JC\IN

Source: SGS Economics and Planning, 2022

83



Figure 50: Greater Hobart, June Quarter, 2022
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Source: SGS Economics and Planning, 2022

84



ACT

Australian Capital Territory (ACT)

The average rental household in the
Australian Capital Territory has a gross
income of $123,5666 per annum, the highest
in the country.

With a RAl score of 121, the ACT has rents
that are Acceptable to the average ACT
rental household. Following a steep decline
in affordability during 2018, from a RAI score
of 131 to 124, the ACT recovered to that level
in 2021.

Contrary to other capital cities,
affordability remained largely unchanged
during the COVID-19 pandemic period,
except for an improvement during 2021.
However, like in other cities, rents have
increased rapidly over the past year, eroding
affordability.
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At a more detailed spatial level, changes
include the suburban areas of Hackett,
Farrer, Page, and Curtin declining in
affordability over the past 12 months to
become Moderately Unaffordable.

While the ACT remains on the border of
Acceptable affordability, low-income
households face particularly unaffordable
rents (such as the student sharehouse and
hospitality worker household profiles), which
are pushed up by the overall high-income
earning workforce.

Figure 51: Rental Affordability Index, ACT
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Figure 52: ACT, June Quarter, 2022
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Appendix 1

The following provides information on state and territory specific methodological considerations, including exclusion parameters used to
exclude outliers and erroneous data. Across all states, where no valid data was available, a RAI score was not calculated. Metropolitan
and Rest of State analysis.

Australian Capital Territory

- Metro and regional rents are calculated as true medians as unit records are available.
- The overall RAI uses the median of all 1-10 bedroom dwellings.

- All observations with fewer than ten listings were excluded from the analysis.

New South Wales

- Metro and regional rents are calculated as true medians as unit records are available.
- The overall RAl uses the median of all 1-10 bedroom dwellings.

- All observations with fewer than ten listings were excluded from the analysis.

Northern Territory
- At this stage, adequate rental data has not been sourced to develop indices for the Northern Territory.

Queensland

At this stage, rental data has been unavailable for all of Queensland. As a result, indices for Queensland incorporate the following regions only:

- Greater Brisbane (Brisbane City, Moreton Bay Regional, Logan City, Redland City and Ipswich City Councils)

- Sunshine Coast (Sunshine Coast Regional Council)

- Gold Coast (Gold Coast City and Scenic Rim Regional Councils)

- Darling Downs (Toowoomba Regional, Goondiwindi Regional, Western Downs Regional and Southern Downs Regional Councils)

- Central Queensland (Gympie Regional, Fraser Coast Regional, Bundaberg Regional, Gladstone Regional, Rockhampton Regional,
Livingstone Shire and Central Highlands Regional Councils), and

- North Queensland (Cairns Regional, Douglas Shire, Townsville City, Mackay Regional, Isaac regional, Whitsunday Regional, Mareeba Shire,
Tablelands Regional, Burdekin Shire Councils).



Medians for bedroom categories are computed as the weighted average of the medians from the constituent categories. For
example, the median rent of a three bedroom dwelling is estimated as the weighted average of the rents of three bedroom flats,
three bedroom townhouses and three bedroom houses.

The median rental price of ‘all dwellings’ is calculated as the weighted average of all 1-3 bedroom categories (this applies for overall RAI).
Metro and regional median rents are not included in available data. They are calculated as the weighted average of postcode medians.
Observations were excluded if there were fewer than ten listings for that postcode.

South Australia

Medians for bedroom categories are computed as the weighted average of the medians from the constituent categories.
Metro and regional median rents reflect true medians as they were supplied in the available data.

As available data was separated into dwelling types, these medians were aggregated (using weighted averages) to estimate
median rents for two and three bedroom dwellings.

In the calculation of the RAI for average households across the state (i.e. all dwellings), observations with fewer than ten listings
were excluded from the analysis.

Tasmania

Metro and regional rents are calculated as true medians as unit records are available.
The overall RAI uses the median of all 1-10 bedroom dwellings.
All observations with fewer than ten listings were excluded from the analysis.

Victoria

Metro and regional rents are calculated as true medians as unit records are available.
The overall RAI uses the median of all dwellings.
All observations with fewer than ten listings were excluded from the analysis.

Western Australia

Data was not reported if the median was based on fewer than ten listings.
Metro and regional median rents are not included in available data. They are calculated as the weighted average of postcode medians.
Data only includes median prices of ‘all dwellings’ by postcode (i.e. bedroom breakdown isn’t available).
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Appendix 2

Reference list for household profiles

Australian Bureau of Statistics (ABS) (Employee Earnings and Hours, Australia, May 2021. Available online: https://www.abs.gov.au/sta-
tistics/labour/earnings-and-working-conditions/employee-earnings-and-hours-australia/may-2021

Australian Bureau of Statistics (ABS) (Average Weekly Earnings, Australia), Australia, May 2022. Available online: https://www.abs.gov.
au/statistics/labour/earnings-and-working-conditions/average-weekly-earnings-australia/latest-release

Australian Bureau of Statistics (ABS) (2011, 2016, 2021), Census of Population and Housing. INCP Total Personal Income (weekly), Count-
ing Persons, Place of Usual Residence.

Australian Government Department of Social Services, Age Pension. Available online: https://www.dss.gov.au/seniors/benefits-pay-
ments/age-pension

Fair Work. Available online: https://www.fairwork.gov.au/how-we-will-help/templates-and-guides/fact-sheets/minimum-workplace-en-
titlements/minimum-wages

Services Australia (2022) Available online: https://www.servicesaustralia.gov.au/organisations/about-us/corporate-publications-and-re-
sources/guide-australian-government-payments/historical-versions-guide-australian-government-payments
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QL SHELTER

Because home matters

11 August 2023

Renting in Queensland
Department of Housing
PO Box 690

BRISBANE QLD 4001

Via - rentingingld@chde.gld.gov.au

To Whom It May Concern,
ENSURING THE ANNUAL RENT INCREASE FREQUENCY LIMIT IS EFFECTIVE

Q Shelter welcomes the opportunity to provide feedback on Queensland’s rental laws, which were
amended to limit rent increase frequency to once a year for all new and existing tenancies from 1 July
2023. Q Shelter continues to support the government’s decision to strengthen protections for renters.

How effective would the potential reform be to achieve the reform objectives?

We understand that for tenants on fixed 6-month lease, if their lease ends then landlords can increase
the rent of the property, and that this may be a way for landlords to circumvent the limit of one annual
rent increase. There is limited data on the number of 6-month tenancies in Queensland.!

Q Shelter supports processes that ensure intent of this legislation in limiting rent increase frequencies
to once per year. The current proposal by the Queensland Government would rely on renters to monitor
and seek enforcement by the RTA. This mechanism may be problematic, as it reinforces the current
system which largely burdens renters to ensure basic living conditions (e.g., working stoves, dwellings
free of mould).

While renters can challenge excessive increases to rent through the RTA or the Queensland Civil and
Administrative Tribunal (QCAT), market rent is a key consideration for determining whether a rent
increase is excessive. It is property owners who have the power in determining rents and there are very
few limits on how much they can increase rent by.2 A clearer way of reaching the policy intent would be
to establish a transparent process for determining annual rent increases, which is discussed further
below. A formal process will deliver the policy intent of increasing protections for the 33% of
Queenslanders who rent.

What other impacts may the potential reform have on rental sector stakeholders and
Queensland’s private rental and broader housing market?

Limiting rental increases to once per year brought Queensland into line with other Australian
jurisdictions. However, research shows that Australia continues to have some of the weakest
protections for renters in the world and falls well behind other countries in the OECD.3

Renters continue to experience significant stress across Queensland. The average rent has increased
by 29% in inner Brisbane, 31% in parts of the Gold Coast, 27% in southern Queensland, and about

! Residential Tenancies Authority. (2019). 2021-2022 Annual Report.

2 Kate Ainsworth and Emilia Terzon (2023). Economists say rental price caps are a 'viable' short-term solution
to the housing crisis, but some fear it could backfire. ABC News. https://www.abc.net.au/news/2023-05-
12/rental-freeze-cap-policy-lease-renewal-rental-affordability/102331576

3 PEXA & Longview (2023). Longview | PEXA Whitepaper - Private Renting - A Broken System.
https://www.pexa.com.au/content-hub/longview-whitepaper-renting/

ABN 214 955 03 790
515 Wickham Terrace (PO Box 214) Spring Hill, Qld 4004
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QL SHELTER

Because home matters

15% in north Queensland.* This is significantly higher than other major cities, where asking rents for
units have gone up 17.6% and almost 8% in the regions.5 Such extreme rental increases put significant
pressure on household budgets.

An AHURI report published in 2022 found little evidence that residential tenancy laws impact investment
in private housing.® As such, alternative methods of regulating the rental market must be explored.
These are broadly referred to as rent caps, rent controls, and rent stabilisation.

What other options or approaches could government consider taking to address the issue?

A formal process for setting rent increases would be clearer for both renters and property owners. There
are strongly held views about controls on the amount of annual rent increases, which research shows
are highly polarised and rarely evidence based.” Moreover, the impact on rental control is highly
dependent on the jurisdiction, with the economic and social context being highly influential, especially
when considering the nature of the specific welfare system in place.®

As such, direct jurisdictional comparisons are not always helpful. However, with social security
payments in Australia, including rent assistance, consistently failing to keep pace with cost of living®
and low levels of social housing?, governments must take a holistic approach at ensuring those most
vulnerable have protections from excessive increases to their rent.

Q Shelter reiterates our position stated in the Stage 2 Rental Law Reforms submission and
recommends that the Queensland Government take this opportunity to create a clear and transparent
process for rent increases.

A policy that applies to all rental properties is preferable, with research showing that having specific
number of properties subject to rent controls, and others unregulated, can have unintended
consequences. For example, San Francisco applied rent controls to 30% of the city's rental housing
stock in 1994. A 2019 study found the controls reduced tenant displacement from rent controlled units
in the short-term but resulted a long term 15% decrease in total rental units, and a 7% increase in
citywide rents.t

The framework in place in the ACT is linked to the Consumer Price Index (CPI). For example, a property
leased at $500 per week in September 2022 can increase to $524 per week in September 2023, or

4 1bid, n 2.

5 SBS News (2023). One place in Australia already has a form of rent capping. Some want to see it spread.
https://www.sbs.com.au/news/article/how-a-cap-on-rental-prices-in-australia-could-work/udu46aubn

6 AHURI (2022). Regulation of residential tenancies and impacts on investment.
https://www.ahuri.edu.au/research/final-reports/391

7 Christine Whitehead and Peter Williams (2018). Assessing the evidence on Rent Control from an International
Perspective. https://www.lse.ac.uk/business/consulting/assets/documents/assessing-the-evidence-on-rent-
control-from-an-international-perspective.pdf

8 Tom Baker (2023). Not all rent control policies are the same — the Green Party proposal deserves an open-
minded debate. The Conversation. https://theconversation.com/not-all-rent-control-policies-are-the-same-
the-green-party-proposal-deserves-an-open-minded-debate-209039

9 Liam Davies and others (2023). Yes, the 1.5 million Australians getting rent assistance need an increase, but
more public housing is the lasting fix for the crisis. The Conversation. https://theconversation.com/yes-the-1-5-
million-australians-getting-rent-assistance-need-an-increase-but-more-public-housing-is-the-lasting-fix-for-
the-crisis-200908

10 AHURI (2022). What is the right level of social housing for Australia?
https://www.ahuri.edu.au/analysis/brief/what-right-level-social-housing-australia

11 Diamond, Rebecca, Tim McQuade, and Franklin Qian. 2019. "The Effects of Rent Control Expansion on
Tenants, Landlords, and Inequality: Evidence from San Francisco." American Economic Review, 109 (9): 3365-
94,
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Because home matters

4.78%.12 Again, this is higher than the rent increases allowed by other major cities with limits on rent
increases (see Appendix 1) but much lower than the increases across almost all Queensland markets
during the same period. This system would be more easily introduced in Queensland when compared
to other international jurisdictions which use independent boards or commissions to set rental increase
amounts, as it could be regulated through the existing framework administered by the RTA. The model
should apply not only during tenancies, but also when a new tenant takes on a lease at an existing
rental property and will work positively in conjunction with existing preventions on ‘no grounds’ evictions.

Further investigation is required, and Q Shelter encourages the Queensland Government to broaden
its rental reform agenda in this regard.

In sum, Q Shelter supports:

1. A limit of rental increases to once every 12-months;

2. A clear, transparent, and formalised process for determining annual rental increase
amounts, which prevents excessive rental increases. Essentially, a model where rent
increases are limited to CPI, or a regulated amount that follows inflation, or another agreed
measure; and

3. Removing the ability to end a tenancy due to the ‘End of a Fixed Term’, as stated in our
Stage 2 rental law reform submission.

For further details about this submission, please contact the Policy & Strategic Engagement Manager

at Q Shelter NG O 2 I

Yours sincerely

Fiona Caniglia
Executive Director
Q Shelter

2 The most recent CPI data was from 2022-Q2 where the CPI for Canberra rents was 117.4. The most recent
CPI data from the date of the rental increase is 2023-Q2, at which time the CPl was 122.5. This gives a
percentage difference of 4.34%. The maximum allowable change is calculated by multiplying this figure by
110%, which is 4.78%. To find the allowable rent increase, we multiple this number by $500, which gives $24.

ABN 214 955 03 790
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Appendix 1 — Examples of formalised rent increase processes.

Jurisdiction

Limit per year

Details

States)

Germany 10% of a local The "rent price brake" was introduced in 2015 and extended in 2020
comparative rate for another five years. For rental properties in areas with tight housing
markets, it limits rent increases to a maximum of 10% of a local

comparative rate.

France October 2022 and Since 2019, 28 regions of France have fallen under the rent control
U”“c! April 2024, areas where landlords can't increase the rent prices more than the
3.5%in rent reference index.
metropolitan
France. In addition, to rent control, Paris and Lille are subject to rent ceilings,

with a maximum amount a landlord can charge a tenant.

Spain 3% Previously rents were increased annually according to inflation, with
an exceptional 2% limit in 2022 and 2023 in response to the cost of
living crisis.

Nova Scotia 2% Temporary policy that prevents rent increases by more than 2% per

(Canada) year.

New York (United 7.5% New York (United States) employs rent control for buildings built

before February 1947 and limits their rent increases to 7.5% each
year. These rent controlled apartments are only available to original
tenants or to an heir.

ACT (Australia)

No more than 10%
above CPI

The ACT law considers a rent increase to be excessive if it is beyond
the "prescribed amount”" — defined as 10 per cent more than the rents
component of the Consumer Price Index (CPl) for Canberra.
Landlords who would like to apply an increase that exceeds this cap,
the tenant must agree or the ACT Civil and Administrative Tribunal
must approve it. The ACT's law only applies fo rent increases in
periodic tenancies, and renters on fixed-term agreements can have
rent increases that exceed the cap.

New York (United
States)

3% (one year
leases)

2.75% for the first
year and 3.2% for
the second year

(two year leases)

Apartments in buildings with six or more apartments, that were built
between February 1, 1947 and January 1, 1974 can be covered by
rent stabilisation laws. While the benefits to tenants are not as large
as in rent controlled apartments, rent stabilised tenants enjoy ‘limits
on annual rent increases (determined annually by the Rent Guidelines
Board) and a guaranteed right to renew.’

San Fransisco

3.6%, effective
March 1, 2023
through February
29, 2024.

Rent control laws apply to small multi-unit apartments with four or
fewer units, built prior to 1980. When introduced in 1994, this applied
to about 30% of the city's rental housing stock at the time.
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