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9 June 2026

Committee Secretariate

Economics and Legislation Committee
Parliament House

CANBERRA ACT 2600

Dear Committee Secretary
RE: Treasury Laws Amendment (Tax Reform No. 1) Bill 2026 and a related bill

The St Vincent de Paul Society National Council of Australia (the Society) welcomes the opportunity to
provide this submission. The Society has advocated for changes to negative gearing and the capital gains
tax discount for many years and fully supports a swift passage of this Bill.

Every day the Society helps people across Australia meet their most urgent needs. This assistance
frequently involves securing stable, safe and affordable accommodation. Over time, suitable housing
options for people on low to moderate incomes have become extremely limited. Where once regional
Australia offered affordable rents, those options are no longer available. Vacancy rates have collapsed.
Wait lists for social and affordable housing continue to grow. Further, average income earners have found
it increasingly difficult to rent or own homes near their place of work. Potential first home buyers have been
priced out of the market by investors and this in turn has contributed to rising home prices.

The Society supports this Bill for two reasons — firstly, it is a step in the journey of a fairer housing system,
designed for people, not profits, and; secondly, it helps address inequity in our tax system.

What we know

The National Housing and Affordability Council’s most recent report has found that deterioration in housing
affordability for both renters and homeowners is widespread in most capital cities and regional areas and
that the situation worsened in 2025. It concludes that this has added to concerns about integrational housing
equality.

The Australian Government is spending more on tax breaks for property investors than on social housing,
homelessness services and rent assistance combined.! In 2025-26, total tax revenue foregone due to
negative gearing and capital gains tax discounts on residential properties is estimated at $15.4 billion.2 ABS
Lending Indicators confirm that these tax breaks are contributing to worsening housing affordability.

Parliamentary Budget Office analyses show that the distribution of benefits from the capital gains tax
discount is highly skewed towards higher-income taxpayers. The top 10 per cent of income earners will
accrue around 82 per cent of the tax savings from the capital gains tax discount in 2025-26. The analyses
further show that, within this group of high-income earners, the benefits are concentrated, with almost 60
per cent of total tax savings going to the top one per cent.?

There is no doubt that the current system overwhelmingly benefits people who already hold housing
wealth.4

Investor activity is heavily skewed towards existing residential stock, with around 80 per cent of investor
lending going to existing dwellings. In general, there has been a significant increase in both the number of
Australians investing in residential property and the amount invested. This has pushed housing prices up
must faster than income or other types of investment and is the major reason why there has been a
significant decline in residential home ownership rates for those aged under 55 years.?
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The Select Committee on the Operations of the Capital Gains Tax Discount also found that:

“While there are a number of factors that influence housing markets, there is evidence that the
concessions provided by the capital gains tax discount, in combination with negative gearing, have
skewed the ownership of housing away from owner-occupiers and towards investors.” 6

Why the tax changes are needed

The proposed tax changes will reduce speculation and increase the likelihood of first home buyers being
able to enter the market. Further, they encourage investment in new builds by providing investors with the
choice of the 50 per cent capital gains tax discount or indexation and the minimum tax when they sell the
property.”

These tax changes will also help rebalance the tax system, raise some revenue and tax workers and
investors more fairly. Professor Stewart notes that this is achieved through the taxation of real capital gains
at marginal tax rates (with an indexed cost base) and considers this approach to be coherent and fair and
one that works, as evidenced by Australia’s prior experience with this regime between 1985 and 2000. The
tax changes also rebalance the system by bringing pre-CGT assets into the tax net and removing negative
gearing for rental losses on existing properties.

The minimum 30 per cent capital gains tax rate helps address fairness and tax minimisation. As the marginal
tax rate of 30 per cent applies to those earning between $45,001 to $130,000, which is the majority of
Australian workers, it is only fair that this rate should apply to capital gain recipients. It also prevents under-
taxation of capital gains, for example, by deferral until the seller has retired with exempt superannuation
and is paying no tax.8

The passage of this Bill should coincide with renewed vigour and commitment by all governments to fully
implement A Better Deal for Renters. For instance, all states and territories have agreed to limiting rent
increases to once a year, except for the Northern Territory which continues to allow rent increases every 6
months. The ACT has gone beyond A Better Deal for Renters as the only jurisdiction that has implemented
a limit on the amount a rent can be increased each year. We call for this approach to be adopted by all
remaining states and territories.®

Finally, the Society notes that these tax changes are also supported by significant advocacy groups and
economists such as ACOSS, the Grattan Institute, the Australia Institute, National Shelter Australia,
Everybody’s Home, Dr Ken Henry AC, Chris Richardson, Saul Eslake and Professor Miranda Stewart.

The Society believes that homes should not be out of reach for the many in order to protect the tax breaks
of the few, 10 and fully supports the passage of this Bill.

Yours sincerely

78 e~ :

Toby oConnor
Chief Executive Officer
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