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Maximising your rental income
A working guide for Auckland landlords

Your rental return is the product of three things: the rent you charge, the time the property spends

earning it, and the cost of producing it. Improving any one moves your yield. Improving all three is what

separates a comfortable investment from one that pays for itself plus.

This guide focuses on what reliably moves the needle in the Auckland market. Figures
cited are illustrative; your specific suburb, property age and tenant pool will all shape what's
realistic.

1. Rent reviews — quarterly, not yearly
Most landlords review rent once a year, at renewal. Most property managers do the same. We don't. We

pull Tenancy Services bond data for your suburb every quarter, compare against current comparable

listings on Trade Me and realestate.co.nz, and flag a review when the gap to market is more than 4%.

The rent doesn't always go up — but the gap doesn't get a chance to widen for 12 months either.

Under the Residential Tenancies Act, rent can only be reviewed once every 12 months. Quarterly

monitoring doesn't change that — it just means when the 12-month window opens, you're not guessing.

2. The five upgrades that pay for themselves
From a yield perspective these are the renovations with the strongest payback in Auckland's 2026 rental

market:

Upgrade Typical cost Typical weekly rent
uplift

Payback

Heat pump upgrade (under-sized
to right-sized)

$2,500 – $3,500 $10 – $20 2.5 – 6 years

Internal paint refresh between
tenancies

$3,000 – $6,000 $15 – $25 3 – 8 years

Kitchen bench, splashback,
hardware

$4,000 – $8,000 $20 – $35 4 – 7 years

Bathroom vanity + tapware refresh $2,500 – $4,500 $15 – $25 3 – 5 years

Add a covered outdoor area
(deck/patio cover)

$5,000 – $12,000 $25 – $40 4 – 8 years

What doesn't pay for itself reliably: full kitchen replacements, swimming pools, premium appliances,

and bespoke landscaping. They impress at the viewing but the rent uplift rarely justifies the cost over a

10-year hold.

3. Vacancy is the silent killer
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A property that sits empty for three extra weeks at the changeover loses roughly 6% of an entire year's

rental income. The cheapest, most overlooked yield improvement is therefore turnover speed.

• Start advertising the moment notice is given — don't wait for the outgoing tenants to move out.

• Get photographs taken the week the outgoing tenants tidy up. Empty-property photos take longer and

look colder.

• Run two open homes in the first weekend; back-to-back 30-minute slots converts more applications

than spaced sole viewings.

• Pre-screen applications by phone before scheduling private viewings. Saves your time and theirs.

• Aim for application-to-signed-tenancy in 5 business days. Above 10 days and you usually lose the

strongest applicants to someone faster.
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4. Tenant retention beats tenant acquisition
The single most expensive line item over a 10-year hold isn't maintenance or interest — it's tenant

turnover. An owner-occupier tenant who renews for a third year saves you a full letting fee, three weeks

of vacancy risk, painting/cleaning costs, and a fresh round of compliance paperwork. The numbers

usually total 4 to 6 weeks of rent per turnover avoided.

Practical retention tactics:

• Respond to maintenance within 24 hours, even if it's to say 'we're booking a trade for Thursday'.

• Offer a 12-month fixed-term renewal 90 days before expiry. Most tenants prefer certainty.

• Don't push rent reviews above the market median if you have a strong long-term tenant — short-term

gain, long-term churn cost.

• Send a Christmas card. Not a joke — retention rates measurably correlate with whether tenants feel

known.

5. Healthy Homes as a marketing asset
Compliant properties rent faster and attract better applicants. Tenants increasingly filter on heating type

and insulation when they shortlist on Trade Me. Make Healthy Homes compliance an explicit line in the

listing copy ('heat pump main living, fully compliant with 2024 Healthy Homes Standards'). It's free

marketing copy and it differentiates from older stock.

6. Insurance and rent protection
A landlord insurance policy that includes rent loss cover, malicious tenant damage, and

methamphetamine remediation provides much of the cash-flow protection that owners look for, at known

annual cost. We do not offer a separate rent guarantee, but we can put you in contact with brokers who

specialise in residential landlord policies if that's a gap you want to close.

7. Tax-efficient improvements (talk to your accountant)
Some improvements are immediately deductible as repairs and maintenance; others must be capitalised

and depreciated. The line between the two has moved with the 2024 reinstatement of building

depreciation for certain new-build categories. Get specific advice from an accountant on anything over

$500.

Tax positioning is highly fact-specific. Nothing in this guide is tax advice. The next guide in this
series — Property tax — an A–Z for NZ investors — covers the framework but doesn't replace
your accountant.

How Max Rentals helps
We run a quarterly rent benchmark and a structured renewal conversation 90 days before every fixed

term ends. We hold a list of vetted local trades for the upgrades on page 2. We coordinate Healthy

Homes compliance and put the proof in your monthly statement. The result for most of our owners: a

rent trajectory that runs slightly ahead of market median, with vacancy that runs well below it.
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Find out what your property could rent for. Book a free, written rental appraisal at
maxrentals.co.nz/rental-appraisal — most are returned within 2 business days.


