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MEDIA BRIEFING 
The Greens Residential Tenancies Amendment (Rent Control) Bill 2026
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[bookmark: _Toc243059488]The rent is too damn high – and getting worse
Tenancy laws in NSW allow for unlimited rent increases every year. This totally unregulated approach to rent-setting puts the interests of investors’ profits ahead of the interests of millions of renters and their right to a decent, affordable home.  
The predictable and tragic result is that after 3 years of the Minns Labor Government’s failure to take any meaningful steps to address the housing crisis, renters are being squeezed more than ever:
· The 2026 HILDA Survey shows that in Sydney 45% of private renters are in rental stress – that is, spending more than 30% of income on rent.[footnoteRef:1]  [1:  https://melbourneinstitute.unimelb.edu.au/__data/assets/pdf_file/0011/5636288/HILDA-Statistical-Report-2026.pdf, p 146 table 11.1] 

· The Government’s own Rental Commissioner reports that Western Sydney has rental stress rates higher than 50%.[footnoteRef:2] [2: https://files.parliament.nsw.gov.au/fileapi/ParlFiles/GetArtifact/0138%20Rental%20Commissioner,%20NSW%20Fair%20Trading.pdf?serverRelativeUrl=%2Flcdocs%2Fsubmissions%2F85075%2F0138%20Rental%20Commissioner,%20NSW%20Fair%20Trading.pdf ] 

· The Government’s own rent report shows that in March 2023, median rents in had hit $590 in NSW. In June 2026, the NSW median rent hit $720. That is a 22% increase in just 3 years of this Government. [footnoteRef:3] [3:  https://dcj.nsw.gov.au/about-us/families-and-communities-statistics/housing-rent-and-sales/rent-and-sales-report/rent-and-sales-dashboard.html ] 

· In just the 12 months to July 2026, rents spiked 7.6% across Sydney.[footnoteRef:4] [4:  https://www.smh.com.au/property/news/grossly-unaffordable-sydney-rents-hit-record-highs-20260626-p60acw.html ] 

· In August this year, Everybody’s Home’s ‘Priced Out’ report shows that Sydney’s median unit rent, at about $756 per week, would cost 69% of the pay of someone on the median income, up from 65% in March 2025.[footnoteRef:5] [5:  https://everybodyshome.com.au/resources/priced-out-an-income-test-for-australias-rental-market/ ] 

· Anglicare’s Rental Affordability snapshot for 2026 revealed that the number of rentals in Sydney affordable for households on the minimum wage have decreased 87% over 5 years.[footnoteRef:6] [6:  https://digital.anglicare.org.au/rental-affordability-snapshot-2026/ ] 

· The NCOSS August 2026 Affordability Crisis report revealed that more than half of households in poverty are in extreme housing stress – spending more than half their income on rent – up by a third since the Minns Government was elected in 2023.[footnoteRef:7] [7:  https://ncoss.org.au/wp-content/uploads/2026/06/NCOSS_CostOfLivingSnapshot_JUNE26_ART_R2_web-1.pdf ] 

· The failure to rein in rents is driving renters to seek social housing. The social housing waitlist grew from 55,000 under the Coalition government to now over 71,000. This is a massive 25% growth in just over 3 years.[footnoteRef:8] [8:  https://dcj.nsw.gov.au/about-us/families-and-communities-statistics/social-housing-waiting-list-data/waitlist-dashboard.html ] 

[bookmark: _Toc243059489]The Suburbs That Would Save the Most From Rent Controls
Government data reports on the median rent increases by Local Government Area.[footnoteRef:9] This allows us to show how much better off renters would be today, had the 2% rent cap been in place since 2023.  [9:  https://dcj.nsw.gov.au/about-us/families-and-communities-statistics/housing-rent-and-sales/rent-and-sales-report/rent-and-sales-dashboard.html ] 

LGA covering marginal seats are highlighted. 
	LGA
	June 2023 (actual median)
	June 2026 (actual median)
	June 2026 (if 2% cap applied)
	Total savings over 3 years
	Annual savings going forward

	Sydney
	$709
	$900
	$752
	$7,479
	$7,675

	Cessnock
	$480
	$600
	$509
	$4,711
	$4,691

	Canada Bay
	$780
	$897
	$828
	$4,609
	$4,712

	Inner West
	$650
	$760
	$690
	$4,555
	$3,651

	Penrith
	$500
	$850
	$531
	$4,493
	$4,649

	Ryde
	$650
	$780
	$690
	$4,493
	$4,649

	Georges River
	$650
	$750
	$690
	$4,389
	$3,601

	The Hills Shire
	$720
	$750
	$764
	$4,373
	$4,468

	Parramatta
	$630
	$670
	$669
	$4,150
	$4,235

	Canterbury Bankstown
	$560
	$670
	$594
	$3,817
	$3,938

	Blacktown
	$560
	$850
	$594
	$3,817
	$3,938

	Byron
	$785
	$950
	$823
	$6,516
	$6,578

	Ballina
	$630
	$780
	$669
	$5,686
	$5,795



Cotality data from 2021-2026 reveals the ten Sydney suburbs that have been hit the hardest by uncontrolled rent increases.[footnoteRef:10] Renters in these suburbs would have been thousands better off per year under a 2% rent cap.  [10:  https://www.smh.com.au/politics/federal/rents-spike-up-to-80-per-cent-as-people-are-pushed-from-homes-to-units-20260821-p60qei.html] 

	Suburb
	July 2021 weekly rent (median)
	Actual increase to July 2026
	Increase if 2% cap applied (10.4%)
	Renter weekly saving in 2026 if 2% cap applied
	Renter annual saving if 2% cap applied

	Haymarket
	$724
	$1,176 (62%)
	$75
	$377
	$19,587

	Zetland
	$676
	$1,119 (66%)
	$70
	$373
	$19,378

	Chippendale
	$588
	$956 (63%)
	$61
	$307
	$15,957

	Wolli Creek
	$578
	$349 (60%)
	$60
	$289
	$15,023

	Rockdale
	$512
	$305 (60%)
	$53
	$252
	$13,092

	Hillsdale
	$477
	$770 (61%)
	$50
	$243
	$12,655

	Allawah
	$448
	$285 (64%)
	$47
	$238
	$12,397

	Harris Park
	$374
	$229 (61%)
	$39
	$190
	$9,884

	Lakemba
	$362
	$220 (61%)
	$38
	$182
	$9,483

	Wiley Park
	$360
	$213 (59%)
	$37
	$176
	$9,130


Additional detail on these calculations can be provided on request. 
[bookmark: _Toc243059490]Polling, ACT experience and studies back rent controls
On 14 October 2026, The Australia Institute published polling showing:[footnoteRef:11] [11:  https://australiainstitute.org.au/post/overwhelming-majority-of-australians-back-government-intervention-to-tackle-rental-crisis/ ] 

· Four in five voters support some form of government regulation around increasing rents
· 55% (NSW: 51%) believe rent increases should be capped at inflation or less, another 23% (NSW: 25%)  believe rents should be temporarily frozen, and only 14% (NSW: 15%) oppose limits on rent rises. 
· 94% of renters and over 70% of home owners support a rent freeze or cap
Polling by Essential in 2023 showed that 3 out of 4 Australians supported a rent freeze or limits on rent increases until the economy improved[footnoteRef:12], and things have only gotten worse since then for renters.  [12:  https://www.theguardian.com/australia-news/2023/aug/22/essential-poll-australia-rental-crisis-prices-rise-cap-housing-inflation-economy ] 

There is evidence from Australia, and from all over the world, that rent controls work. 
Rent controls in the ACT have supported lower growth in rent increases than other Australian capitals, while Canberra’s supply of rentals has grown, debunking claims that rent controls inhibit supply.[footnoteRef:13] [13:  https://www.smh.com.au/property/news/where-landlords-have-been-able-to-put-rents-up-most-and-least-20260210-p5o0xx.html ] 

A November 2023 Macquarie University paper,[footnoteRef:14] prepared for the Tenants Union NSW and Shelter NSW by researchers Dr Alistair Sisson and Dr Penelope Bowyer-Pont, address the international evidence.  [14:  https://files.tenants.org.au/policy/2023-11-RentRegulation-Sisson.pdf ] 

Their study found widespread evidence that rent regulation produces positive outcomes for tenants.
They report a “general consensus that rent regulation successfully reduces rents, moderates rent growth over time, and improves security of tenure.”
They also note that where rent increases are made contingent on adequate repairs, and larger increases contingent on amenity improvements, rent controls actually improve housing quality. 
They report that there is scant evidence of rent regulation reducing construction activity, despite this claim being a common feature of public debate. 
Rent controls have been recently supported by the leading voices for housing in NSW including the Tenants Union NSW/ACT,[footnoteRef:15] Shelter NSW[footnoteRef:16], Homelessness NSW,[footnoteRef:17] and NCOSS.[footnoteRef:18] [15:  https://www.tenants.org.au/tu/policy-priorities ]  [16:  https://shelternsw.org.au/news_items/better-regulation-of-rent-increases/ ]  [17:  https://homelessnessnsw.org.au/unit-rents-soar-as-homelessness-nsw-calls-for-protections/ ]  [18:  https://ncoss.org.au/areas-of-work/publications/ncoss-analysis-nsw-budget-2023-24/ ] 

Everybody’s Home, a national coalition of over 500 housing, homelessness and welfare organisations, as well as businesses and councils, is actively campaigning for rent controls in NSW.[footnoteRef:19]  [19:  https://everybodyshome.com.au/take-action/a-fair-go-for-renters/ ] 

When asked by Ms Leong about this polling in Question Time on 15 October, Premier Chris Minns pointed to the Government’s attempts to increase supply by “liberalising the planning laws” which he said “will make a difference over time”, but conceded “there is a broad desire from the public to have regulation around the rental environment, and certainly not above inflation,” and that renters are “leaving our jurisdiction” due to the challenges of the rental market.[footnoteRef:20] [20:  https://www.parliament.nsw.gov.au/parliamentary-business/hansard/hansard-full-details?id=HANSARD-1323879322-170205&section=HANSARD-1323879322-170216 
FOR CLIPPED VIDEO OF QUESTION TIME -> https://drive.google.com/file/d/1wCRF3M6aHv8LJA6ukPPYqk8NfQy0Ux_l/view?usp=drive_link] 

[bookmark: _Toc243059491]The Greens Rent Control Bill – 4 fundamental reforms
As the Greens spokesperson on housing and homelessness, I will be introducing the Residential Tenancies Amendment (Rent Control) Bill 2026 (Rent Control Bill). 
Our Rent Control Bill originates from the belief that renters have a right to a decent, affordable home. We must stop putting the profit interests of property investors ahead of this fundamental right. 
The Bill has four key components:
1. A rent freeze for 12 months
2. Introducing a permanent 2% cap on rent increases 
3. Empowering renters to seek rent reductions
4. Giving renters security in their home, with standard 2 year fixed term leases with a tenant option to renew each 2 years. 
1. [bookmark: _Toc243059492]Rent Freeze
The Rent Control Bill would amend the Act to freeze rents immediately for a period of 12 months. 
During this period, commencing 7 days after the commencement date of the Bill (date of assent), no rent increases would be permitted under existing tenancy agreements. 
Increases since 30 June 2026 must be repaid
The Bill also ensures increases since 30 June 2026 are nullified, so that landlords cannot pervert the intention of the Bill by passing through increases before commencement. 
· Any rent increases since 30 June 2026 would be nullified. 
· Rent under new tenancies entered since 30 June 2026 must not exceed the rent payable as at 30 June 2026, or if no agreement applied on that date, the median rent for similar dwellings per the Government’s published quarterly rent tables. 

· Any rent paid in excess of these rules since 30 June must be repaid by the landlord to the tenant within 14 days of commencement. 
Additionally, the rent freeze will attach to fixed term tenancies entered into before the rent freeze period, meaning no increase may be applied under the end of the fixed term. For example, a 2 year fixed term agreement entered into before the freeze period would not be subject to any increase until the end of the 2 year lease. 
2. [bookmark: _Toc243059493]Rent Cap at 2%
The Rent Control Bill will cap rent increases, after the rent freeze period, at 2% per year. 
A 2% cap lies at the lower end of the RBA inflation target. Rent controls in the ACT are linked to CPI. While this approach has supported the ACT to experience much lower rent increases than the rest of Australia, a 2% cap has the benefit of being tied to the long-term inflation target and stabilising increases year to year. 
A fixed cap at 2%, rather than linked to CPI, means renters will not be hit with large increases during periods of high inflation when their budgets are most under pressure. 
No increases where repairs are outstanding
Additionally, rent increases would not be permitted where the landlord has not maintained the premises in breach of the tenancy agreement. Landlords should not be permitted to increase rents while requests for repairs are outstanding.  
Cap applies to premises between tenancies
Crucially, this limit would apply to rental premises between tenancies. This is sometimes referred to ‘vacancy control’. It means that there is zero incentive for evict a tenant in order to start a new tenancy at a higher rent. Where rental premises are subject to a new tenancy agreement, the rent may not exceed the rent of the previous agreement, unless there has been 12 months vacancy.
Incentivising better rentals through exception for significant amenity improvements
In order to pass on a higher than 2% increase, landlords would be required to make an application to the Tribunal and demonstrate the completion of a significant amenity improvement, such as a kitchen or bathroom renovation. 
The Tribunal would consider this improvement, weighed against the impact of any greater increase on the tenant. Importantly, improvements made to meet minimum requirements, such as any future minimum energy efficiency rental standards (MEERS) would be excluded from consideration. 
This exception to the 2% rule would incentivise landlords to deliver amenity improvements that actually benefit tenants, while giving the Tribunal oversight to ensure they are significant and that tenants are protected against hardship. 
3. [bookmark: _Toc243059494]Rent Reductions
Currently the Act only permits for rent reduction applications where there is a removal of services or amenity, or in response to a proposed increase. 
Our Rent Control Bill would allow tenants to apply at any time for a rent reduction. 
Tribunal must focus on renter affordability and connection to premises
The bill would remove the current provision that perversely prohibits the Tribunal from considering the income of the tenant or their ability to afford the rent.
Instead, the Tribunal would be required to consider the impact rent is having on the tenant with respect to affordability (defined as paying more than 30% of income on rent) and the tenant’s connection to place, accounting for caring responsibilities, social and family connections and length of tenure.  
This properly focuses on the tenant as a human being and the rental property as their home, rather than just a source of profit for a landlord.  
Affordable housing must be genuinely affordable
The Tribunal would also be empowered to consider whether the tenant is living in an affordable housing scheme, subject to the currently unenforceable Ministerial Guidelines. 
There is ample evidence that affordable housing schemes in NSW are not delivering genuinely affordable homes. 
Renters in such units will be able to secure rent reductions that ensure the Ministerial Guidelines on rent not exceeding 30% of income are actually enforced. 
4. [bookmark: _Toc243059495]Rent Security with standard, rolling 2-year fixed terms
The ACTU has called for a national default two-year rental lease standard. Like controlling rent increases, security of tenure is all about treating renters with dignity who deserve a home, not just a source of profits for investors. 
This reform would require new tenancies to be advertised on 2 year fixed terms at a minimum, giving tenants the option to request a shorter term. 
This restriction on how premises are advertised would carry similar protections and enforcement to the existing provisions prohibiting rent bidding. 
The bill would also give tenants the right to request an extension to two-years during a tenancy, and to extend an existing tenancy for a further two years at their discretion at the end of the lease. 
New tenant rights to terminate fixed term agreement without penalty with 4 weeks notice
Complementing the introduction of standard rolling 2 year fixed terms, the bill would provide greater rights for tenants to terminate a fixed term agreement without penalty, for example, by the giving of 4 weeks notice, or where there are urgent circumstances requiring short notice relocation. 
Together, the impact of this change is to give tenants the right to stay in their home for as long as they like, while allowing them to leave without penalty with appropriate notice. 
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