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A changing of the  
guard in Australian BtR

Australia’s institutional Build to Rent (BtR) sector has moved 
decisively beyond its formative years. In our 2025 Build 
to Rent report, BDO identified a sector transitioning from 
concept to delivery, characterised by a rapidly expanding 
pipeline, the emergence of scaled operating platforms, 
and growing domestic institutional confidence in BtR 
as a core living sector asset class. 

Twelve months on, the story has evolved again. The Australian 
BtR market is now entering its next phase of maturity. 
One defined not just by growth in volume, but by structural 
changes to where capital is deployed, how platforms are 
scaling, and which markets are emerging as the next engines 
of delivery.

This 2026 report builds directly on our 2025 analysis, 
drawing on updated BDO research, platform surveys, and 
project-level data to assess how the sector has changed over 
the past year and what lies ahead. While Victoria remains 
Australia’s largest BtR market by total volume, New South 
Wales (NSW) has emerged as the fastest-growing jurisdiction, 
overtaking Victoria on forward pipeline growth and attracting 
a disproportionate share of new institutional capital. 

This signals a broader rebalancing within the national BtR 
landscape. Planning reform, tax settings, land availability, 
and capital preferences are increasingly shaping where BtR 
can be delivered at scale. As a result, the next twelve months 
are likely to be defined by accelerated delivery in NSW, 
continued consolidation in Victoria, and selective expansion 
into other east-coast markets.
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Sector growth 
New South Wales vs Victoria

For the first time since the emergence 
of BtR in Australia, NSW leads in 
forward pipeline momentum with 
9,645 planned units. While Victoria 
maintains the largest asset base, 
NSW is now the dominant growth 
market through to 2028 and beyond.

Based on confirmed planned 
projects, the number of operating 
BtR apartments in NSW is 
anticipated to increase by 740 per 
cent, compared to 132 per cent in 
Victoria. This divergence marks 
a clear inflection point. While Victoria 
led the initial expansion phase of 
the sector, NSW is closing the gap 
rapidly, supported by planning 
policy reform, deeper capital 
markets, willingness by the state 
government to consider tax settings, 
and renewed investor confidence.

Operating units timeline and growth

Operating units Under construction units Planned units

Victoria

Current BtR operating units

BtR units operating by 2028

BtR units operating by 2032 Source: BDO research 2026

New South Wales

10,723

2,078

9,026

5,742

9,645

5,106

Victoria New South Wales

Operating units growth to 2032740%

Current value of operating projects$1.9b

Operating units growth to 2032132%

Current value of operating projects$8.0b

2032 
24,855

2028 
22,015

Current 
10,723

2032 
17,465

2028 
8,822

Current 
2,078

13% 
+2,840

105% 
+11,292 98% 

+8,643

325% 
+6,744

Victoria New South Wales
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Delivery profiles across both markets highlight differing 
development cycles and timing of supply, based on planned 
and identified projects. In Victoria, completions have been 
constant, with a steady pipeline of projects delivered since 
2022 and a concentration of anticipated completions through 
2026-2027. We are now seeing a slowdown in planned 
apartment developments by major institutional players, 
as many have consolidated strong pipelines in Victoria 
and are turning to other markets with more favourable 
tax settings to diversify.

In contrast, NSW’s delivery profile is changing, with 
relatively fewer completions to date but a growing 
pipeline of identified projects from 2027 and beyond. 
This is particularly evident in apartment volumes, 
where NSW is expected to see an uplift in completions 
through 2028-2029 based on known projects. 
As with Victoria, this pipeline will continue to evolve 
as further developments progress through planning 
and approval stages. 

Overall, while both markets will continue to add new 
projects to their pipelines over time, current data suggests 
that NSW is better positioned to drive a larger share of future 
supply growth, reflecting the scale and timing of its pipeline 
relative to Victoria.

Source: BDO research 2026
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NSW’s rapid rise is the result of several reinforcing structural 
drivers rather than a short-term rebound. Together, these 
factors explain why NSW is now the preferred growth market 
for many BtR platforms.

1.	 Policy and planning reform is unlocking supply

NSW has taken a more proactive stance on housing delivery compared to other major states. Planning reforms, 
rezoning initiatives, and clearer approval pathways have reduced delivery risk and improved project feasibility, 
particularly for large-scale institutional products. 

In contrast, property taxes such as stamp duty and land tax surcharges, and absentee owner taxes are actively 
discouraging investment in Victoria, creating an environment of uncertainty, even when underlying demand 
remains strong.

2.	 Capital is following certainty, not just demand

While Victoria continues to exhibit strong rental fundamentals, capital allocation decisions are increasingly shaped 
by tax and regulatory certainty. NSW’s more favourable land tax and duty environment has made it a more attractive 
destination for both domestic and offshore institutional capital. If NSW leverages this position to lead the way 
by removing foreign surcharges on completed BtR assets, its status as the preferred destination for institutional 
investment would be strengthened, supporting increased investment in housing. BDO’s platform survey reinforces 
this shift:

	X 80 per cent of platforms surveyed indicated their next project is more likely to be in NSW than Victoria

	X Limited new investment will be planned in Victoria without greater tax certainty, particularly around surcharges 
applied to foreign institutional capital. 

3.	 NSW’s depth supports larger, faster scaling platforms

NSW’s scale, in terms of population, rental demand and planning certainty supports larger average project sizes 
and faster portfolio scaling. This has allowed platforms such as Coronation to build nationally significant portfolios 
concentrated entirely in NSW, something that has been more challenging in other markets. As platforms increasingly 
target portfolio sizes of 5,000-10,000 apartments, NSW offers the depth required to achieve scale without excessive 
geographic dispersion.

4.	 Rental market pressure is accelerating BtR’s value proposition

NSW’s acute rental undersupply and affordability pressures have reinforced BtR’s relevance as a professionally 
managed, long-term rental solution. With high tenant retention rates and growing emphasis on tenant experience, 
BtR assets in Victoria are demonstrating operational resilience at scale. Victoria leads the sector in operating BtR 
assets, with some of the best examples of this product including HOME, LIV Mirvac, Greystar, Investa, Novus, 
Local and Gurner. This is positive for NSW as more platforms look to diversify moving into other east-coast markets. 
The combination of strong fundamentals and improving operating performance is further reinforcing investor 
confidence in the asset class.

Drivers behind 
NSW’s growth 
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The Australian BtR sector is entering a period of accelerated 
expansion, with cumulative operating apartments increasing 
from just over 9,000 in 2024 to more than 46,000 by 
2029. This represents a near fivefold increase in total stock, 
highlighting the scale of delivery expected as the current 
pipeline matures.

Annual completions are also ramping up significantly, 
rising from relatively modest levels prior to 2023 to over 
5,000 units in 2024, with projections exceeding 9,800 by 
2028. This reflects a material uplift in delivery volumes, 
with completions more than doubling over the next few 
years as projects transition from planning and construction 
into operation.

This growth profile reinforces the broader market shift, 
with the sector moving from gradual early-stage expansion 
to a phase of rapid scaling. The concentration of completions 
in the latter years of the pipeline underscores both the depth 
of the existing pipeline and the increasing momentum behind 
institutional BtR delivery across Australia.

Australian BtR 
sector update

No. of BtR operating – cumulative
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2027

2029

2029
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2026

2026

2028

2028

1,347 1,662 1,862 3,531 4,162
9,390

13,904
5,616

28,432
5,761

7,246

No. of BtR operating – start date

1,254
93 315 200

1,669
631

5,228
4,514

5,616 6,912

5,761
7,246

15,904

2,000

4,122

32,554
38,976

Operating Under construction Planned

Operating Under construction Planned

661

Source: BDO research 2026
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The Australian BtR sector is experiencing broad-based 
growth, with total apartments increasing from 39,300 
in Q2 2025 to 51,000 in Q1 2026 and sector value rising 
from $30.1 billion to $40.1 billion. This uplift reflects the 
rapid expansion of operating assets, planned development 
pipelines and continued capital inflows into the living sector.

While stock under construction remains the largest 
component, the sharp increase in planned units 
(12,938 to 17,761) signals a deepening future pipeline 
and sustained developer confidence. At the same time, 
the rise in operating units (11,136 to 15,904) indicates 
that projects are increasingly converting to completed 
stock, supporting the sector’s transition toward greater 
scale and maturity.

The increase in operating platforms from 29 to 33 further 
highlights growing institutional participation, suggesting 
the market is broadening beyond early movers and 
becoming more established. Overall, the data points 
to a sector that is not only expanding rapidly, but also 
progressing along the development lifecycle toward 
stabilised, income-generating assets.

15,904 
31%

17,311 
34%

17,761 
35%

$40.1b

51k

33

Estimated 

sector value

Apartments

Operating 

platforms

Q2 2025

11,136 
28%

15,242 
39%

12,938 
33%

Operating Under construction Planned

$30.1b

39.3k

29

Estimated 

sector value

Apartments

Operating 

platforms

Q1 2026

Source: BDO research 2025

Source: BDO research 2026
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National snapshot: Australian institutional BtR

Platform scale is also becoming increasingly concentrated. Coronation has 
emerged as the largest BtR platform nationally, with 5,378 apartments, followed by 
Assemble with 4,848 apartments and Local with 3,694 apartments. Notably, this 
concentration highlights a clear geographic divergence within the market: 100 per 
cent of Coronation’s portfolio is located in NSW, while Assemble and Local remain 
mostly Victoria-focused.

This divergence underscores the broader structural shift occurring across the sector. 
While Victoria remains foundational to Australia’s BtR story, NSW is rapidly asserting 
itself as the next major growth engine, attracting capital, scaling platforms, and 
reshaping the national BtR landscape.

Status of BtR development pipeline – by developer

Status of BtR development pipeline – by state

Operating Under construction Planned

Operating Under construction Planned
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Western Australia

6 Properties 
4.1%

BtR assets distribution

Queensland

17 Properties 
11.7%

New South 
Wales

51 Properties 
35.2%

Australian 
Capital Territory

5 Properties 
3.4%

Victoria

65 Properties 
44.8%

South Australia

1 Property 
0.7%

State average
No. of units (buildings)

Total by 
state

% of  
projectsOperating Under construction Planned

VIC 10,723 (27) 9,026 (23) 5,106 (15) 24,855 (65) 44.8%

NSW 2,078 (7) 5,742 (19) 9,645 (25) 17,465 (51) 35.2%

QLD 2,634 (8) 1,904 (5) 1,763 (4) 6,301 (17) 11.7%

WA 173 (2) 219 (1) 376 (3) 768 (6) 4.1%

SA 0 (0) 0 (0) 240 (1) 240 (1) 0.7%

ACT 296 (2) 420 (1) 631 (2) 1,347 (5) 3.4%

Total 15,904 (46) 17,311 (49) 17,761 (50) 50,976 (145)

Avg no. of apartments 
per project

346 353 355 352

The table does not include the growing single family housing (SFH) portfolio that now comprises in excess of 2,000 
dwellings that are in planning, under construction or operating. This is a sector we are closely monitoring and may 
look to include in future publications.

Key BtR stats

Source: BDO research 2026, ABS 2026

The % of BtR 
product against 
total number of 
rental dwellings. 

1.15%

The % of BtR in 
Australia against 

total housing 
stock. 

0.31%

Total known  
BtR in pipeline.

50,976

7 Yr CAGR
 Private unit  

CAGR: -8.5%  
BtR CAGR:  

42.9%

Private 
vs BtR

08 BDO BtR report 2026



Platform Operating
Under 

construction Planned Total
No. of 

projects

Coronation 557 2,717 2,104 5,378 13

Assemble 362 2,203 2,283 4,848 13

Local: 2,156 780 1,028 3,964 8

HOME 1,887 571 270 2,728 6

ARTE  1,246 1,300 2,546 6

Tetris 1,160 1,279  2,439 7

Pellicano Living 430 334 1,628 2,392 8

We Are Living / Barings 567 800 989 2,356 9

LIV Mirvac 2,173   2,173 5

GQ BTR 695 692 782 2,169 6

Novus 163 1,079 883 2,125 9

Greystar 1,386 633  2,019 5

Lendlease 797 942  1,739 3

Indi 668 702 251 1,621 4

Salta 94 476 1,049 1,619 4

Sentinel 345  1,266 1,611 9

APT  451 1,125 1,576 6

The Living Co  394 1,181 1,575 3

Cedar Pacific  475 305 780 2

Blackstone 637   637 2

AshMorgan  626  626 1

KIO  563  563 3

Stockland   510 510 1

AXA IM 397  105 502 2

Hines 354   354 2

BPG Caulfield 351   351 1

Goldfields  348  348 1

Suleman 332   332 1

Proinvest   300 300 1

CDL 237   237 1

Pembroke   202 202 1

LandCom   200 200 1

Oaks 156   156 1

Total 15,904 17,311 17,761 50,976 145

Avg. apartments  
per project

346 353 355 352 -

Current pipeline – Q1 2026 Largest BtR platforms by total 
apartments

1 Local: 2,873

HOME: 2,728

Greystar: 2,621

Q2 2025

2

3

1 Coronation: 5,378

Assemble: 4,848

Local: 3,964

Q1 2026

2

3

The total number of BtR 
platforms in Australia has 
grown to 33, ranging in size 
from the 13 asset Coronation 
platform to the 10 single 
asset platforms.

Of the 33 platforms the 
majority are managed 
internally. Over the next 
two to three years we will 
expect to see consolidation 
in the platforms as projects 
are sold and absorbed into 
the larger groups.

Source: BDO research 2026
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Manager Operating
Under 

construction Planned Total
No. of 

projects

Nation 557 2,717 2,104 5,378 13

Assemble1 362 2,203 2,283 4,848 13

Local: 2,156 780 1,028 3,964 8

Essence Communities 1,396 1,525 556 3,477 10

HOME 1,887 571 270 2,728 6

ARTE 1,246 1,300 2,546 6

Community Housing Ltd 1,160 1,279 2,439 7

Pellicano Living 430 334 1,628 2,392 8

Greystar 1,386 633 202 2,221 6

LIV Mirvac 2,173 2,173 5

GQ 695 692 782 2,169 6

Novus 163 1,079 883 2,125 9

Living by LendLease 797 942 1,739 3

Est. 94 476 1,049 1,619 4

Kinleaf 345 1,266 1,611 9

APT 451 1,125 1,576 6

Rent to Live Co 394 1,181 1,575 3

Arklife 354 366 720 3

Student One 637 637 2

KIO 563 563 3

SGCH 397 105 502 2

Ray White 332 332 1

Oaks 156 156 1

Not yet appointed 427 1,060 1,999 3,486 11

Total 15,904 17,311 17,761 50,976 145

Avg. apartments  
per project

346 353 355 352 -

Over the past 12 months, we have seen greater emphasis on BtR management 
platforms, especially given the recent sale of the UniLodge Essence platform for 
over $600 million. While there are many related platforms, we are seeing the 
emergence of third party platforms managing BtR projects. We are also seeing 
platforms such as UKO managing many co-living buildings and smaller non-
institutional BtR projects along the eastern seaboard. 

Recent transactions in Europe show capital flowing toward Living Sector 
management platforms, enabling rapid acquisition of established teams, 
technology, brands, and operating expertise. In managed residential, the 
operator is now a primary driver of IRR. Far from a cost centre, the operator is 
increasingly recognised as a core asset, with AI accelerating productivity gains.

Australia’s BtR management platforms Largest BtR platforms by total 
apartments

Q2 2025

1This does not include their SFH and BTRTO projects. 
Source: BDO research 2026

1 Local: 2,873

HOME: 2,728

Greystar: 2,621

2

3

1 Nation: 5,378

Assemble: 4,848

Local: 3,964

Q1 2026

2

3

10 BDO BtR report 2026



Discounted housing within BtR platforms

Platform Discounted units Total units
% of discounted  

units by platform

Assemble1 2,444 4,848 50.41%

Local: 369 3,964 9.31%

AXA IM 253 502 50.40%

LandCom 200 200 100.00%

The Living Co 154 1,575 9.78%

APT 150 1,576 9.52%

LIV Mirvac 134 2,173 6.17%

Novus 106 2,125 4.99%

Living by LendLease 46 1,739 2.65%

Indi 40 1,621 2.47%

BPG Caulfield 35 351 9.97%

Est. 27 1,619 1.67%

Total 3,958 22,293 17.75%

We are seeing the emergence of more discounted rental housing 
apartments within the BtR product in line with inclusionary zoning 
introduced by planning authorities.

Discounted rental apartments now accounts for over 3,958 apartments 
across 12 platforms and growing. While the introduction of the Managed 
Investment trust (MIT) regulations in 2025 are playing a small part to this 
increase, albeit their implementation is considered overly complicated, 
greater impact is coming from planning reforms.

Assemble is leading the sector in the provision of social and affordable 
housing, with over 50 per cent of the product being discounted rental 
housing of some type.

Affordable housing market statistics

Number of 
affordable  

housing  
BtR platforms.

12

% of platforms  
that offer 
affordable  
housing.

36.4%

Total affordable 
product in the  
BtR pipeline.

3,958

% of affordable 
product in the  
BtR pipeline.

7.8%

Highest providers of discounted 
housing by total units

1 Assemble: 2,444

Local: 369

AXA IM: 253

Q1 2026

2

3

1Does not include Single Family Housing owned by Assemble  
Source: BDO research 2026
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Australia in a 
global context
How BtR compares

While Australia’s BtR sector has grown rapidly in recent years, 
it remains at an early stage of maturity when viewed through 
an international lens. 

BtR currently represents approximately 1.15 per cent of 
Australia’s total rental market and just 0.31 per cent of 
the total housing stock. This compares with significantly 
higher penetration in more established markets such as the 
United States, where institutional BtR accounts for around 
12 per cent of rental stock, and the United Kingdom, where 
it represents approximately 6 per cent. 

This disparity highlights both the relative age of Australia’s 
BtR sector and the scale of the opportunity ahead. 
International experience demonstrates that once structural 
settings align (including tax treatment, planning frameworks, 
and capital certainty), institutional rental housing can scale 
rapidly and play a meaningful role in addressing housing 
supply challenges.

Based on current pipeline trajectories and informed by 
global benchmarks, BDO estimates Australia’s BtR sector 
could grow to as many as 350,000 apartments over the next 
decade. The implementation of favourable state and federal 
tax reform to support continued investment and delivery 
would increase the likelihood of this outcome. Such growth 
would represent a step‑change in the depth and resilience 
of Australia’s rental market, while still leaving the country 
well below the penetration levels observed in comparable 
global markets.

Importantly, the expansion of BtR is not expected to 
displace traditional residential housing. Australia continues 
to maintain a high proportion of owner‑occupiers relative 
to other developed economies. Instead, BtR is increasingly 
providing choice within the rental market, catering 
to changing demographic and lifestyle preferences. 
This is reflected in tenant profiles, with more than 80 
per cent of BtR residents typically under the age of 35, 
underscoring the sector’s role in meeting the needs of 
younger renters seeking professionally managed, flexible, 
and community‑oriented housing.
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What platforms  
are telling us

Priorities for 2026-2027

To better understand what will shape the sector over the 
next 12 to 24 months, BDO surveyed major BtR platforms 
across Australia, capturing insight from those directly 
deploying capital, delivering projects, and operating 
assets at scale. The following themes emerged as key 
issues shaping platform strategy for 2026 and beyond. 

GST and the treatment of BtR as traditional residential

100 per cent of respondents identified the continued treatment of BtR as traditional residential, 
rather than commercial residential, as the single largest issue facing the sector. This classification 
increases project costs by up to 10 per cent in an already highly marginal feasibility environment. 
Platforms consistently noted that BtR should receive the same tax treatment as other forms of 
commercial residential property, including co‑living and purpose‑built student accommodation.

Foreign Purchaser Additional Duty

The application of Foreign Purchaser Additional Duty (FPAD) to institutional investment in 
the Australian housing sector has resulted in many projects being deferred, repriced or not 
transacting at all. At a time when capital is critical to delivering housing across all typologies, 
discouraging foreign institutional investment is having a negative impact on supply. In Victoria, 
for example, the FPAD surcharge of 8 per cent, combined with 6.5 per cent stamp duty 
(totalling 14.5 per cent), has potentially stalled billions of dollars of housing investment. 
Notably, this surcharge does not apply to commercial or industrial assets. Platforms have 
stated that removing the surcharge would materially improve housing supply in affected states.

Growth pipeline 

80 per cent of surveyed platforms indicated their next project is unlikely to be in Victoria, 
with future acquisitions more likely to be concentrated in NSW. Respondents highlighted 
NSW’s proactive approach to housing delivery, including land tax and planning reform, 
as key drivers of increased activity and housing starts.

Current MIT legislation

Approximately 50 per cent of platforms are considering implementing MIT structures. 
However, the primary inhibitor remains the mandated 10 per cent affordable housing 
requirement, including tenant definitions and compliance obligations. Platforms noted that 
comparable commercial residential asset classes do not require the same affordable housing 
thresholds, despite many BtR projects already delivering affordable housing through local 
council planning requirements, often offset by additional yield. Misalignment between federal 
MIT legislation and local planning frameworks continues to add complexity and uncertainty.

1

2

3

4
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Portfolio size

85 per cent of platforms are targeting portfolio growth to between 5,000 and 10,000 
apartments nationally. However, construction cost pressures, particularly in Queensland 
and Western Australia, are limiting expansion into these markets. With minimal new investment 
currently planned in Victoria due to tax surcharges, NSW is undoubtedly the primary focus for 
future pipeline growth.

Tenant experience

With more than 15,000 BtR apartments across 46 operating projects, and a further 17,000 
BtR apartments across approximately 49 projects nearing completion, platform focus 
is shifting toward property management and tenant experience. High tenant retention, 
often around 80 per cent, reinforces the value of service quality, with “sticky” tenants seen 
as critical to long‑term performance. 90 per cent of respondents identified tenant experience 
and management capability as a core component of their platform, with securing the right 
people viewed as essential.

Other items including construction costs, interest rates and tax surcharges for foreign 
purchasers

Conflict in the Middle East, Consumer Price Index (CPI) pressures, interest rate rises and higher 
fuel costs are adding to uncertainty for new builds through increased construction costs. 
This is driving opportunity for those existing assets to transact, however the surcharges on 
stamp duty are resulting in many failed transactions to foreign investors. BDO is aware of over 
AUD $2.2 billion in BtR assets that have failed to transact due to the 14.5 per cent FPAD tax. 

5

6

7
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A 12-month health 
check and outlook 

The Australian BtR sector enters 2026 in a position of underlying strength, but with clear inflection points emerging. 
The next phase of growth will be shaped less by demand, which remains robust, and more by the sector’s ability to convert 
pipeline into delivery at scale.

A sector reaching operational maturity

With operating apartments now representing a materially 
larger share of the national pipeline, BtR in Australia 
is no longer an emerging concept – it is a functioning, 
income‑producing asset class. This shift brings new priorities:

	X Benchmarking operational performance

	X Demonstrating stable income and occupancy outcomes

	X Proving the scalability of management platforms

	X Leasing up and the successful operations of completed 
stock with many BtR assets demonstrating rental growth, 
lower tenant turnover and efficient OpEx management 
with increased customer satisfaction surveys

	X The volatility of the United States and lack of viability 
in the United Kingdom, two major BtR markets, may 
see Australia become increasingly attractive on a global 
relative basis if FPAD taxes are removed.

As operating portfolios grow, investor focus is  
moving from development risk to income durability 
and platform capability.

Policy and planning will determine the pace of delivery

The next 12 months will be critical in determining whether 
BtR can accelerate delivery meaningfully. Jurisdictions 
that provide:

	X Clear planning pathways

	X State FPAD waivers on completed stock are constraining 
capital recycling and, as a result, holding back market 
activity. There is a broader need to attract – and 
retain – both domestic and foreign capital, or enable 
its redeployment, to support development pipelines 
and drive sector growth

	X The decision to make land tax concessions permanent 
in NSW should be replicated by other states to deliver 
greater consistency and long‑term certainty for investors

	X Certainty around eligibility for incentives are likely to 
capture a disproportionate share of new investment 

	X NSW currently exhibits many of these characteristics, 
while other states risk falling behind unless policy  
settings evolve

	X While the MIT changes are important for the real 
estate sector, the legislation in its current form is 
overly complex and difficult to operationalise, and 
should be reviewed to ensure it effectively supports 
increased supply. The framework also disadvantages 
domestic investors due to the affordable housing 
requirements.

ESG and tenant outcomes must now prove their 
value

Environmental, Social, and Governance (ESG) 
considerations are increasingly embedded in BtR 
investment decisions, but the focus is shifting from intent 
to outcomes. Investors and platforms alike are seeking:

	X Measurable reductions in tenant cost of living

	X Improved health and wellbeing outcomes

	X Long‑term affordability and resilience.

BtR’s ability to demonstrate tangible ESG outcomes will 
be critical to attracting patient institutional capital at scale.

Data transparency will underpin the next phase 
of confidence

As the sector matures, data transparency becomes 
essential. While project‑level data is increasingly 
available, broader performance benchmarking remains 
limited. Greater transparency around rents, operating 
costs, tenant retention, and asset performance will:

	X Support investor confidence

	X Enable more accurate pricing of risk

	X Reinforce BtR’s position as a core living‑sector asset 
class.

The establishment of sector‑wide benchmarks will be 
a defining milestone for the next phase of BtR maturity.
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12-month health check – BtR sector

Policy certainty and planning 
reform

Clearer and more consistent 
planning frameworks are required to 
accelerate delivery, reduce friction, 
and attract long-term institutional 
capital at scale.

Data and transparency 

Improved market transparency and 
shared performance benchmarks are 
needed to build investor confidence 
and support capital deployment at 
scale. The data collection journey 
has just started.

RG97 – removal and introduction 
of the MSCI Index

Removal of RG97 constraints and 
the introduction of a dedicated 
MSCI BtR Index would materially 
improve transparency and 
investability for institutional capital.

Elevating the tenant experience

BtR platforms must focus on 
tenant-led outcomes, including 
amenity, affordability, and lifestyle 
services aligned with modern 
living preferences.

Tax and regulatory alignment

Greater clarity and consistency 
around federal and state tax 
settings, particularly MIT rules, 
is required to unlock further 
BtR investment.

ESG accountability

BtR must demonstrate measurable 
ESG outcomes to attract 
institutional capital and deliver 
tangible tenant benefits, including 
lower operating costs and healthier 
living environments.

Diversification within BtR

Broader product diversification, 
including mid-market, suburban and 
mixed-tenure models, is required to 
expand housing choice and support 
national housing targets.














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Typical BtR returns

Current institutional BtR return benchmarks for Australia

Below are the current return metrics being underwritten for Australian institutional 
BtR assets in today’s market.

Equity IRR (develop to core) 10% - 14%

Pre tax post fees

Equity IRR on a pre tax and post fees between 10% to 14%.

Initial net yield on value 4.25% - 4.75%

Initial yield on value assuming fully stabilised

Net initial stabilised yield target at between 4.25% to 4.75% GST Inc  
(pre-tax and financing).

Stabilised IRR (ungeared) 6.50% - 7.25%

Pre tax and fees (Project IRR)

Stabilised yields on par with other institutional grade assets such as core office, 
retail and hotel.

Initial net yield on cost 5.00% - 5.75%

Initial yield on cost (no development margin)

Initial yield on cost assuming fully stabilised excluding the development margin.

Development margin – ‘As if complete’ 6% - 7%

Lower required margin than BtS

The development margin is low compared to BtS.

OpEx 25% - 30%

Targeted proportion over gross revenue

Generally, $12,000 to $15,000 per apartment per annum

BDO benchmark data

BDO has valued 35 BtR projects in the past 10 months, with the following results:

	X $9.90B in value​

	X $13,947 sqm value​

	X 11,580 apartments​

	X Average project size:  
330 apartments​

	X Average rent: $14.01 psqm pw

4.40% 6.91% 5.27% 6.72% 28.24% 
$13,019

Average initial 
yield

Average  
stabilised PIRR

Average net 
yield on cost

Average 
development 

margin

Average opex 
% and $ per 
apartment

Source: BDO research 2026
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About us 

BDO Real Estate Advisory team comprises of 30 professionals 
across Melbourne, Brisbane, Perth, and Sydney working closely 
with BDO’s national Project & Infrastructure Advisory (P&IA) 
team of over 120 professionals, offering a fully integrated, 
multidisciplinary blend of capabilities. As a large professional 
services firm with the attention to detail of a boutique, we 
support clients through every stage of the project lifecycle 
– regardless of scale or complexity. Our team brings deep 
expertise in business case development, Public-Private 
Partnerships (PPPs), financial and commercial advisory, 
real estate advisory, and extensive experience in social and 
affordable housing. This multidisciplinary skillset enables 
us to deliver comprehensive advice that reflects a nuanced 
understanding of the interface between the public and private 
sectors. BDO has established a dedicated national Real Estate 
Advisory team within P&IA, with a focus on the living sector, 
comprising professionals with hands-on experience across 
BtR, student accommodation, co-living, as well as social 
and affordable housing. 

How BDO can help

BDO is already working with leading developers, investors, 
operators, and government stakeholders across Australia to 
help shape the BtR sector. Our team brings deep, hands-on 
experience and multidisciplinary expertise to support clients 
at every stage of the BtR lifecycle.

We help clients:

	X Leverage deep valuation insight, as Certified Practising 
Valuers who specialise in the BtR asset class – having 
valued the majority of projects across Australia, we offer 
unmatched visibility into operational performance and 
investor expectations.

	X Advise on transaction structuring and partnerships, 
with team members who have worked on BtR transactions 
across both government and private sectors. This includes 
experience with a range of structures such as fund-
throughs, public-private partnerships, and long-term 
lease models.

	X Navigate tax structuring and complexity, leveraging 
the expertise of BDO’s nationally recognised tax team. 
Our specialists are deeply embedded in the BtR sector and 
provide strategic guidance on federal and state tax matters 
– including MIT eligibility, land tax, GST, and cross-border 
structuring – to ensure clients can navigate complexity with 
confidence and unlock the full value of available incentives.

Key contacts

Luke Mackintosh  
Partner, Project & Infrastructure 
Advisory – Real Estate 

luke.mackintosh@bdo.com.au 
+61 4 3871 9944

Paul Tuckey 
Partner, Project & Infrastructure 
Advisory – Real Estate

paul.tuckey@bdo.com.au 
+61 7 3237 5743

Anders Magnusson 
Chief Economist

anders.magnusson@bdo.com.au 
+61 8 7324 6192

John Burger 
Partner, Project & Infrastructure 
Advisory – Real Estate

john.burger@bdo.com.au 
+61 8 6382 4689

Jordan Lim 
Director, Project & Infrastructure 
Advisory – Real Estate

jordan.lim@bdo.com.au 
+61 3 9603 1772

Siobhan Fuller 
Senior Manager, Project & 
Infrastructure Advisory – Real Estate

siobhan.fuller@bdo.com.au 
+61 3 9603 1770

Elysia Rothwell 
Partner, Audit & Assurance

elysia.rothwell@bdo.com.au 
+61 2 9240 9918

Andres Reith 
National Leader,  
Real Estate & Construction

andres.reith@bdo.com.au 
+61 2 9240 9932

Zubin Sadri 
Partner, Corporate &  
International Tax

zubin.sadri@bdo.com.au 
+61 3 8318 2007
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