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Since 1974, the Real Estate Institute of Northern Territory (REINT) has been the peak association for 
the real estate profession in the Northern Territory. 

The REINT’s members are the real estate agencies and agents across the Northern Territory, along 
with Northern Territory based conveyancing agents and businesses associated with the real estate 
industry. 
The Census records the Rental, Hiring and Real Estate Services Industry employment sitting at a 
total of 117,880. By occupation the key data recorded by ABS Census were some 65,000 business 
brokers, property managers, principals, real estate agents and representatives. 

The REINT represents an important element of the broader property and construction sector which 
together makes a significant contribution to both the Northern Territory’s and Australia’s social climate 
and economic development. Property, nationally, contributes $300 billion annually in economic 
activity. 
Importantly, REINT represents an integral element of the small business sector. Some 99 per cent 
of real estate agencies are small businesses and 11 per cent of all small businesses in Australia are 
involved in real estate. 

REINT is committed to providing and assisting research and well-informed advice on a range of 
issues affecting the property market.



 
The REINT welcomes the opportunity to provide a submission to the Territory 
Economic Reconstruction Commission (the Commission) recommending 
approaches that will assist the real estate sector achieve the Government's 
objective of economic recovery and growth.

The underlying element to a prosperous and buoyant property market is population 
growth.  This, however, must in the form of a sustained, permanent population 
growth through the establishment of long term employment in sectors such as 
manufacturing and services.

For many years the Northern Territory economy has been underpinned by large 
projects, and while these projects are good for the economy and generally inject 
a lot into the overall economy, fiscally, they are not good for sectors such as the 
property market.   During the periods of the projects they tend to give a ‘sugar 
hit’, wherein there is a large influx of personal.  This results in a shortage of 
accommodation, forcing up prices, often to highly inflated levels, as was evident 
during the INPEX construction period.

Unfortunately at the end of the project phase, the workforce diminishes rapidly 
and the property market, instead of following what should be a natural cycle of rise 
and fall based on demand, goes from a rapid rise to an equally rapid fall.   This is 
the current state of the property market, and in fact has been for the past 4 years, 
where the market has withdrawn to levels equivalent to 2009 values.  While this 
offers buyers some unique opportunities, it does not create a healthy property 
market as owners and potential vendors (sellers) have seen over a decade of 
value wiped from their capital growth.   

The other major issue that arises from a property market driven by ‘project cycles’ 
is that during the upward swings in the markets, the cost of rental property rises 
beyond the reach of those from lower socio-economic groups, which in turns 
increases homelessness or places pressure on an under-supplied public housing 
market.

Introduction

The REINT, in looking for ways to help rebuild the Territory economy, urges the Commission 
and Government to look towards building sustainable industries that are larger employers 

with a static workforce.



In this paper we have provided some thoughts on both a Territory level and on a 
national level.   

The following issues are ones that the REINT considers are worthy of debate and 
investigation by the Commission and the Government, aimed at freeing up red-
tape; creating cash flow and a greater level of disposable income; and attracting 
both businesses and workers to the Territory.  

ON A TERRITORY LEVEL



Taxes are one of the factors determining investment in housing and thus housing supply 
and housing affordability. The housing sector is one of the most heavily taxed sectors of 
the Australian economy, both in absolute and relative terms. 

There are many studies that show that stamp duties are an inefficient tax with detrimental 
economic and social impacts. Both Re-think and the Henry Review, note that stamp 
duties are some of the most inefficient taxes levied in Australia. Re-think goes on to say 
“whilst stamp duties on the transfer of property are the second-largest source of state 
tax revenue (generating 24 per cent of state tax revenue) they are a highly volatile tax, 
with revenue fluctuating by over 50 per cent.” This will certainly be the case with reduced 
activity in the real estate sector. 

Stamp duties also impact on consumers by increasing the cost of buying and selling 
houses. As house prices increase over time, unadjusted progressive tax rates also 
increase the tax burden associated with stamp duty. This adds to transaction costs and 
contributes to the high costs of moving which discourage mobility, impedes economic 
growth and leads to an underutilisation of the housing stock as older residents are 
reluctant to downsize. 

Stamp duty is also inequitable for those who move more frequently, for work related 
reasons for example, than those that do not as they face higher costs even if their 
circumstances are otherwise similar. Choices between renting and buying and between 
moving house and renovating are also distorted by stamp duties. 

According to the Henry Review “stamp duties on conveyances are inconsistent with the 
needs of a modern tax system ... and should be replaced with a more efficient means of 
raising revenue.”

Economic analysis shows that economic activity in Australia can be lifted by just shifting 
the composition of taxes from high economic cost State taxes to lower cost Australia-
wide taxes, without changing the overall level of tax revenues. The Centre of International 
Economics in its report, State Business Tax Reform in 2009 showed that the abolition of 
stamp duties on residential and non-residential property, removal of insurance duties and 
reform of land taxes and payroll taxes is projected to increase long run GDP by 1.7 per 
cent per year and investment by 4.4 per cent per year. 

Abolish Stamp Duty on 
Residential Property



Stamp duties are also a major hurdle for first home buyers and older home owners. 

For first home buyers stamp duty often makes the difference between the ability to 
buy and not to. For older home owners considering downsizing to accommodation 
more suited to their needs in retirement stamp duty is frequently given as the 
reason preventing such a move. Stamp duties are thus preventing a more efficient 
use of the housing stock and could be exacerbating the supply problem.

REINT has long advocated for the abolition of stamp duties and pushing the Federal Government 
to expand and increase GST as a more equitable tax base.  We believe this the Northern 

Territory could be a leading voice in this debate. 



 
Payroll taxes are taxes paid on the wages and salaries of employees and is 
calculated on the amount of wages, superannuation and benefits a business pays 
its employees including directors’ fees. In short it is a tax on employment when 
reducing unemployment now is a higher priority than it has ever been. 

The Henry Report stated that payroll tax should be replaced with broad cash-flow 
tax or an efficient broad-based tax that ‘captures the value added of labour.’ More 
recently Ken Henry has said that the deteriorating tax system will fail to support 
the economic recovery from the coronavirus crisis and has called for a new tax on 
business cash flow to replace amongst other taxes payroll tax. 

He said that today’s tax systems are not capable of supporting the acceleration in 
economic growth that will be required to ensure a sustained recovery. 

Whilst reform of any tax system is a complex consideration and understandably 
cannot be completed in a short term, with (what should be) the priority of attracting 
population to the Territory and getting people back to work & businesses up and 
running, a medium term suspension or reduction in payroll tax would provide a 
valuable incentive to get businesses to hire and thus reduce unemployment and 
create new employment.

Abolish Payroll Tax

REINT thus recommends that the Northern Territory Government take a leadership role in providing 
a temporary cessation of payroll tax, with the longer term aim of abolishing it entirely.



Taxes are one of the factors determining investment in housing and thus housing 
supply and influencing housing affordability. 

Land tax, which applies to residential investment property, has a number of 
consequences which are detrimental to boosting activity in the housing sector and 
are at odds with the objective of incentives such as the Home Builder program 
announced by the Federal Government to boost activity in the construction industry. 

Land tax on residential investment property discourages the supply of housing. 
Re-think suggests that levying land tax at progressive rates on total landholdings 
leads to higher taxes on large landholdings, compared to smaller landholdings. The 
OECD argues that this introduces a bias against large investments in residential 
property and discourages institutional investors from investing in private rental 
housing. 

Any constraints on supply should be avoided at all times, but none more so than 
in the current economic circumstances that the Northern Territory finds itself in.
Land tax also increases rents, which at time when many tenants are struggling to 
pay their rent should be avoided. 

Land tax on property investment is inequitable to those that choose to invest in 
property as compared to other investment classes such as shares or bonds. A 
tenet of tax policy is that similarly positioned individuals should pay similar taxes. 

A land tax fails this test. Land tax discriminates against those that have chosen 
to invest in real estate rather than other asset classes. Land tax amounts to a 
surcharge for holding one’s savings in real estate whereas other asset classes 
have no such charges for merely holding onto them.

The REINT has regularly called upon the Government not to introduce a Land Tax in the 
Northern Territory.  However it is noted that in recent economic papers, the Northern Territory 
has, on more than one occasion, floated the concept of a Land Tax in the Territory.  The REINT 

again urges the Government not to consider such a draconian measure.

Avoidance of the 
Introduction of a Land Tax



REINT believes in the benefits of continuing the high ownership level in Australia, 
particularly as the population ages, and strongly encourages the Northern Territory 
Government to continue its programs that help implement solutions that will assist 
aspiring first home buyers, for whom housing affordability is an acute issue. 

While it is imperative that assistance to first home buyers should be uniform and 
should not necessarily discriminate between buyers of new or established housing, 
it should be noted that less than 20 per cent of Australian first home buyers are 
buying new homes, with over 80 per cent purchasing established dwellings. 

First home buyers in the Northern Territory were above the national average in 
their preference for established homes. These choices are made on affordability 
of older dwellings in locations that provide proximity to work, leisure activities and 
infrastructure including public transport.

The Northern Territory Government currently provides assistance in the form of a 
Stamp Duty Concession to first home buyers, purchasing existing dwellings.  While 
the REINT applauds this initiative it would note that the concession is based on a 
sliding scale wherein a purchase under $430,000 attracts no stamp duty, resulting 
in a saving of $18,601, and between $430,000 and $650,000 the amount of stamp 
duty payable increases.  After $650,000 the stamp duty reverts to normal levels, 
which the REINT would note sit as one of the highest levels or residential property 
stamp duty in Australia. 
 
The REINT argues that the Northern Territory Government must continue this 
scheme as it has resulted in increased buyer activity in the first home market, 
however statistical evidence shows that activity is reducing, and quite rapidly. 

Maintaining First Home 
Buyer Assistance

Owner occupier data Apr18 Mar19 Dec19 Monthly % 
change

Annual % 
change

First Home Buyers 106 89 61 -31.5 -42.5

Source: ABS Cat No 5609



The REINT encourages the Government to maintain and broaden the limits of the first home 
buyer incentives for the existing property market. 

As such this market needs to be revitalised through some changes to the 
incentive program for first home buyers into the existing property market.

While there is a reasonable supply of stock in the market, first home buyers 
in the current generation tend to err towards properties with little need of 
renovation or work.  As such they are tending to look at properties that 
exceed the current $430,000 mark that would see them excluded from 
paying stamp duty.  

Increasing this base level to, at a minimum, $500,000 would encourage 
more young first home buyers to explore the existing property market.   
Equally capping the program at $650,000 has led to buyers looking only for 
properties that fall under that level, or forcing vendors to accept lower than 
reasonable pricing.   Lifting that ceiling to $700,000 would again allow a 
greater choice of properties to fall within the incentive program and as such 
encourage a greater level of activity from first home buyer in the existing 
property market.

At the commencement of this piece we noted that incentive programs for first 
home buyers ‘should not necessarily discriminate between buyers of new 
or established housing’ but we also brought to the Commission’s attention, 
statistics that show less than 20 per cent of Australian first home buyers are 
buying new homes, with over 80 per cent purchasing established dwellings.

While the REINT is not seeking to stymie the growth of new development, 
timing is all important in a strong property market, and at present there is an 
abundant supply of existing property which is highly suitable for first home 
buyers.  

It is our belief that these first home buyers should be provided, at least in 
the medium term, a greater incentive to purchase existing properties rather 
than to build new properties, the latter of which, if carried out in too large 
a number, will have a further detrimental impact on property pricing in the 
existing home market and further discourage sellers from participating.   



ON A NATIONAL LEVEL

The following initiatives are driven on a national level with interface through State 
and Territory governments.  The REINT would urge the Commission to initiate a 
dialogue with Federal Treasury and raise these issues in Canberra.   

The REINT would note that its federal counterparts at the Real Estate Institute of 
Australia (REIA), have recently raised these issues in a paper to the Treasurer.   
Doing so from a Northern Territory perspective, would reinforce their importance 
to the Territory in its regrowth phase. 



Extension of JobKeeper

The introduction of the JobKeeper scheme needs to be applauded for keeping 
many employed in the real estate sector. Many of these employees have been 
engaged in providing the essential service of keeping tenants housed during the 
pandemic. 

The real estate profession has acted quickly and responsibly in response to 
developments to date including managing day-to-day issues between tenants and 
owners and being responsible for the care and maintenance of the property and 
ensuring the health and safety of tenants, their visitors, customers, clients and 
staff. 

For those engaged in the real estate sector the easing of business restrictions and 
social engagement does not however signal a return, albeit slowly, to business 
conditions anywhere near normal because of the long lead times between a pickup 
in buyer and seller enquiry levels and payment of commission. 

It can be a year or more between when a salesperson first receives contact from 
a potential seller and settlement which includes payment of the commission. The 
process usually starts with the salesperson conducting an initial inspection and 
meeting with the client. This then leads to a proposal being produced and this is 
presented to the sellers. 

More often than not the sellers will then take their time attending to improvements 
identified by the agent to be completed prior to putting the property on the market. 
Once this is done, the agent then needs to prepare the marketing. 

Whilst for some properties this will take less than forty five days some sellers 
will not be ready to go to market for many months or even a year in some cases. 
Then there is the time frame to actually achieve a sale of say thirty to sixty days 
followed by the settlement period which is somewhere between a further thirty to 
ninety days.

It will take some three to six months for incomes to fully reflect the slowdown in 
activity since the initial “hibernation” of the Australian economy. 

The Homebuilder package, whilst providing much needed assistance for 
employment in the building may further delay the time taken for some properties 
to reach the market. 



REINT recommends an extension of the JobKeeper scheme for the real estate sector beyond 
the announced cessation of September.

At the same time exacerbating this is the expectation of a continuation 
of falling sales volumes. Anecdotal evidence suggests that we are 
likely to see a substantial reduction in the volume of sales as sellers 
retreat from the market. 

It is not surprising then that the survey undertaken by the REIA of 
the State and Territory Real Estate Institutes shows that over 80% of 
respondents saw the need to extend Job Keeper for the real estate 
sector. Many leading agents have an expectation that we will not 
return to the market levels we have seen for many years. Even when 
the health issues surrounding Corona Virus have been addressed the 
economic aspects will see a protracted period of high unemployment 
and low economic growth. 

In addition estate agents are bracing themselves for the termination 
of the non-eviction periods for tenants who have not been unable to 
make their rental periods. Agents will be required to deal with these 
matters on behalf of the owners whilst not having received any income 
from those properties for a number of months. 

This loss will be compounded by the anticipated lower income from 
lower listing numbers and sales.



REINT recommends an extension of the JobSeeker scheme beyond the announced cessation 
of September for those sectors that are slower to recover.

Extension of Job Seeker

The impact on jobs of the pandemic has been far from uniform across industry 
sectors. Some recipients of JobSeeker are in industries that will be slow to recover. 
Those that were employed in hospitality, tourism and travel, entertainment and the 
arts will continue to be impacted by ongoing restrictions on social distancing. 

The hospitality industry continues to be hit the hardest with a third of jobs in the 
accommodation and food services sector lost. 

The number of jobs in arts and recreation services has fallen by 27 per cent. Jobs 
in the rental, hiring and real estate sector are down more than 13 per cent and 
mining has lost 11 per cent of jobs. 

To enable those that are in disproportionately impacted sectors meet their financial 
commitments such as rent, extending JobSeeker would also minimise the flow on 
impacts.



This submission was prepared by and on behalf of the 
Real Estate Institute of Northern Territory Inc. (REINT).

Comments, questions or other correspondence should be directed to
Mr Quentin Kilian

Chief Executive Officer
REINT

GPO Box 3689 
Darwin NT 0801

or electronically to ceo@reint.com.au 

Prepared July 2020.


