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AML/CTF
Anti-Money 
Laundering 

and 
CTF Legislation

This topic provides 
strata and property 

services professionals 
with a comprehensive 

overview of recent 
amendments to the 

Anti-Money 
Laundering and 

Counter-Terrorism 
Financing Act 2006 
and their practical 

implications for 
property agents.

Topic 
Description

Learning Outcomes

• Identify amendments to the Anti-Money Laundering and Counter-Terrorism Financing Act 2006 made through 
the Anti-Money Laundering and Counter-Terrorism Financing Amendment Bill 2024 passed on 29 November 
2024 and how they impact the property industry, including:

• the services that real estate agents provide that bring them into the AML/CTF regime (‘designated services’)
• types of services provided by real estate agents that are not being brought into the AML/CTF regime
• Define money laundering and terrorism financing.
• Describe the impact money laundering and counter-terrorism funding can have on individuals, organisations, 

and the economy.
• Explain the roles AUSTRAC and reporting entities play in disrupting ML/TF.
• Identify where further guidance and training about new obligations on real estate agents in relation to 

AML/CTF can be found, including:
• Explain the role of property agents in identifying and reporting suspicious transactions 
• Explain new compliance requirements for real estate agents including the six key obligations for reporting 

entities:
• Enrolment with AUSTRAC
• Development of an AML/CTF program
• Initial customer due diligence
• Ongoing customer due diligence
• Reporting
• Making and keeping records
• Identify key commencement and compliance dates including enrolment with AUSTRAC by 29 July 2026.
• Describe the importance of customer due diligence (CDD) and Know Your Customer (KYC) procedures, 

including when to apply:
• Enhanced CDD
• Simplified CDD
• Describe the AML/CTF Rules which apply to the property industry.
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Anti-Money 
Laundering and 

Counter-Terrorism 
Financing Act 2006 

reforms

The Timeframe

Industry 
Consultation

Completed

AML Rules 
finalised

July 2025

August 2025

March 2026

July 2026

Core 
guidance 
released

Enrol with 
AUSTRAC

Enforcement 
starts

Time is running 
out

The Regulator

Tranche 2 of Australia's anti-money 
laundering and counter-terrorism 

financing (AML/CTF) reforms, which 

became law on November 29, 
2024, 

expands the regime to include designated 
non-financial businesses and professions 
(DNFBPs) like lawyers, accountants, and 

real estate agents, requiring them to 
implement customer due diligence and 

reporting obligations.
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The Regulator

AUSTRAC performs a dual role 

as Australia’s anti-
money laundering 

and counter-terrorism 
financing (AML/CTF) 

regulator

and financial 
intelligence unit

This dual role helps to build resilience in the 
financial system and enables AUSTRAC to 
use financial intelligence and regulation to 

disrupt money laundering, terrorism 
financing and other serious crime.

The Regulator

Download 
and share 
with staff.

The Why
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Why should the real estate profession take this seriously? 

The crimes enabled by 
money laundering are 
horrific and most people 
do not want to be 
inadvertently involved 
in assisting these 
criminals: 

Human 
trafficking

Terrorism

Drug 
trade

Why Real Estate?

Proceeds of crime 
confiscated

65%
Is real property

Real estate property is 
an attractive way for 

criminals to store wealth, 
and to conceal and profit 

from their crimes

Why Real Estate Agents – THE RED FLAGS?

Agent

• Buying without viewing the property, showing no interest in features or state of 
the property.

• Shows little interest in price or obtaining a better price. 
• Paying above or below market value.
• Client selling for less than market value.
• Client refuses to provide financial details. 
• Using multiple financial institutions for deposits (eg. customer purchasing 

multiple properties off the plan).
• Multiple property purchases in different names.
• Rushed or last-minute transactions with urgency. 
• Avoiding face-to-face meetings.
• Third-party funding from unrelated individuals or businesses.
• Client appears to be acting under the instruction of a controlling third party.
• Client’s source of funds is unclear.
• Vendor and buyer appearing to collude and may be hiding proceeds of crime.
• Large deposits in cash.
• Rapid and repeated property flipping (bought and resold quickly).
• Located inexplicably far away from the property being purchased.
• Offshore buyers using complex ownership structures

RED
FLAGS
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Compliance is 
mandatory

non-compliance can 
lead to heavy 

penalties, reputational 
damage and loss of 

licence.

Who in The Real Estate Sector?

Sales Agent P/Manager Auctioneer Buyers Agent

Proposal One – Triggers to 
AML – Agent  

What Will l Need to Do as a Business?

Proposal Two – Triggers to 
AML - Developer

Proposal Two – Triggers to 
AML – Buyers Agents

You will be required to be a REPORTING ENTITY with AUSTRAC
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Compliance 
Officer

Compliance Officer

Small Business

Appoint Compliance Officer from within 
(Principal or Ops Manager?) 

Medium / Multi Office Business

Likely need to hire a CO externally or 
promote a suitable candidate from within 
(e.g. Ops/legal/Management experience) 

If you are part of a franchise group, can they 
provide this?

Compliance Officer’s Role

Overall accountability for developing and 
maintaining the AML/CTF compliance program

Keeping up to date with ongoing regulatory 
changes  

Ensuring processes like customer due diligence 
are being followed  

Ensuring staff are trained 
on their AML obligations

Monitoring transactions and reporting suspicious 
matters to AUSTRAC

Manage 3 yearly 
audit process
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Complete the following:

What characteristics 
MUST a Compliance 

Officer have. Write some 
MUST haves for a PD for 

Real Estate.

Come back and discuss 
your group’s findings.

5
Minutes

Group Work

Compliance Officer’s MUST haves

Must be a 
resident of 
Australia

Have a clean 
record  

Be of good 
character

Free from 
conflicts of 

interest  

Demonstrate 
competency in 

AML laws Have relevant 
experience

Criminal 
Record 
Check

Compliance Officer Notification

You must notify AUSTRAC of any 
changes to your Compliance 

Officer within 14 Business Days 
of the change occurring.
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Staff 
Requirements

You must train staff in:

Regulatory requirements, Mandated under the 
AML/CTF Rules

Employees are required to understand obligations 
and meet requirements of the Act. 

Ongoing training is required as things change. 

Must be role specific 
training 

Content linked to the specific risks of the 
business  

Systems and processes 
to follow 

Training must include:

Staff Policies

Policies

Procedures

To outline when and 
how you will undertake 

due diligence on 
persons employed or 
otherwise engaged to 

complete AML.

You must establish and 
document processes to 
manage employees who 

fail to comply.
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Complete the following:

How will you discipline 
staff who do not comply 
How will you record this?

Come back and discuss 
your group’s findings.

5
Minutes

Group Work

STEP ONE

You will be required to Follow 6 Steps

Enrol with 
AUSTRAC

STEP ONE
• Mandatory registration 

with AUSTRAC as a 
reporting entity

• AUSTRAC Online 
account

• Required for reporting 
suspicious 
transactions, 
monitoring 
transactions and 
audits.
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STEP TWO

You will be required to Follow 6 Steps

Develop and 
Maintain an 

AML/CTF 
Program

STEP TWO

• Tailored to your business

Risk-Based Approach - risk 
assessment to determine what are 
the risks in your business? Risk 
exposure for:
• Types of customers (domestic vs. 

foreign, individuals vs. 
businesses).

• Types of designated services 
provided (sales, rentals, property 
management).

• Transaction methods (cash, digital 
assets, offshore funding).

• Jurisdictions involved when 
providing those services (local vs. 
overseas buyers).

You will be required to Follow 6 Steps

Policies and 
Procedures 

Must 
Include:

STEP TWO

VOI
ID verification – how do 

you verify clients?

REPORT
Obligation to report – How 
you will report to AUSTRAC

COMPLIANCE
The appointment of a 

Compliance Officer

Vendor Buyer
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You will be required to Follow 6 Steps

STEP TWO

REI’S BUILT IN 
VOI SERVICE

COMPLIANCE WITH AML 
REQUIREMENTS

You will be required to Follow 6 Steps

Policies and 
Procedures 

Must 
Include:

STEP TWO

TRAINING
Training on Risk/Compliance

MONITORING
For suspicious or unusual 

behaviours – what red flags 
to watch for?

UPDATES
Regular updates and 

independent reviews every 
three years.

STEP THREE
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You will be required to Follow 6 Steps

Customer 
Due 

Diligence
(CDD)

STEP THREE
KNOW YOUR CUSTOMER (KYC)

More than just ID checks

IDENTIFY
Identify and verify the customer’s identity before engaging in 

transactions.

PEP & SANCTIONS
PEP & Sanctions List Screening - Must check if clients are 

politically exposed or on sanctioned lists

CUSTOMER
Understand the nature of the client’s activities.

You will be required to Follow 6 Steps

Customer 
Due 

Diligence
(CDC)

STEP THREE
RISKS

Assess risk levels based on:

Wealth source
Does their 
financial 

background 
align with the 

purchase? 
Where is the 

money coming 
from?

Business 
legitimacy: 

Is a company 
buying real 

estate 
unrelated to its 

industry?

Ownership 
structure: 

Who really owns 
the property? 

Beneficial 
ownership (any 

hidden 
beneficiaries and 
shell companies).

Rate the risk associated with providing services to them.

STEP FOUR
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You will be required to Follow 6 Steps

Ongoing 
Due 

Diligence 
and 

Monitoring

STEP FOUR
CONTINUOUS MONITORING 

Customer Behaviour for:

Unexplained 
large cash 
payments.

Rapid buy-sell 
transactions 

(flipping).

Under- or over-
valued property 

transactions.

Unexpected 
ownership 
changes.

Unusual or 
suspicious 
behaviour.

Changes in 
client’s behaviour 

– understand 
reasons for it. 

Whether you need to re-verify ID or 
additional client information.

You will be required to Follow 6 Steps

Ongoing 
Due 

Diligence 
and 

Monitoring

STEP FOUR
TRIGGERS FOR ENHANCED DUE 

DILIGENCE (EDD)

Repeat high-
value 

transactions by 
the same client

Unexplained 
urgency to 

complete deals

Buyers paying 
large sums in cash 
or cryptocurrency

Sudden changes 
in funding 
sources

Large third-party 
payments with 

no clear 
relationship to 

the buyer.

Changes that 
impact client’s risk 

profile

STEP FIVE
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You will be required to Follow 6 Steps

Reporting 
Obligations

STEP FIVE
SUSPICIOUS MATTER REPORTS (SMRS)

REQUIRED
if you reasonably suspect 
money laundering or fraud 
(ie. client not who they say 

they are).

REPORT
to AUSTRAC via online 

account

FAILURE 
TO REPORT

=
An Offence

You will be required to Follow 6 Steps

Receiving Cash of more then

$10,000
Report

Reporting 
Obligations

STEP FIVE

Policy Tip
Many agencies are 

banning cash 
transactions to 

avoid risks.
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TIPPING OFF
is Illegal – never tell 

a client their 
transaction is under 

investigation.

STEP SIX

You will be required to Follow 6 Steps

Record 
Keeping 

Obligations

STEP SIX
MAINTAIN RECORDS

for:

Client identity 
verification 

checks, 
services 

provided and 
discharge of 

AML/CTF 
obligations

Transaction 
details and risk 
assessments

Suspicious 
activity reports 
submitted to 

AUSTRAC

7
Years

All reporting entities, and data handling, must 
comply with the Privacy Act 1988 (Cth).
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FAILURE IN RECORD 
KEEPING

= 
Non-Compliance 

Penalties

NON-
COMPLIANCE

What's Happens if Don’t Comply?

Failure to 
comply can 

lead to:

Criminal charges / Legal 
action

Loss of real estate 
licence.

Business reputation 
damage

$
Heavy 
Fines Increased AUSTRAC 

scrutiny and audits
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Proactive 
compliance protects 
your business and 

strengthens the 
industry

WHAT’S 
NEXT

DO NOTHING
REINSW advises not 

to sign up to or 
engage with any AML 

company at this stage.

FOLLOW REINSW
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What’s Next

ARE WORKING ON A SOLUTION

What’s Next

KEY 
TAKEAWAYS
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Key Takeaways

Record-
keeping is 

required for 
at least 7 

years.

Real estate agents are "reporting entities" 
under AML/CTF laws.

Customer Due Diligence (CDD) is critical –
Know your clients!

Ongoing monitoring and suspicious 
transaction reporting are mandatory

Non-compliance can result in severe penalties 
and reputational damage

3
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Do Nothing 
Now.

More Information

Further 
Guidance

Regulating 
additional high-

risk services
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02 9264 2343

For Assistance

Rob 
Anderson

Lyn 
Kimball

Marie 
Babka

Jeannine 
Araghi

Glenys 
Richardson

Thank 
you
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