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About this guide

This guide is published by PROPERTY SCORECARD, powered by NDIS Property Australia, as general

education for Australians who are considering, or already building, a residential property portfolio. It

explains how the market looks in June 2026, what the 2026 tax reforms change, and the principles of

sound, long-term property investment, with worked numbers, not just theory.

The figures are drawn from Cotality (formerly CoreLogic) Home Value Index data and other public

sources current to June 2026. Legislative content reflects the law as enacted to 26 June 2026, when the

main Act received Royal Assent. The worked dollar examples throughout are illustrative only,

simplified, rounded, and built on stated assumptions to show how the mechanics work. They are not

estimates of any real property or person. Property markets and tax law change. Always confirm current

figures and rules before acting.

I M P O RTAN T,  P L EAS E READ

This communication contains general information only and does not take into account your

personal objectives, financial situation, or needs. Neither PROPERTY SCORECARD nor NDIS

Property Australia is licensed to provide specific financial advice. Please seek independent

financial, legal, and taxation advice from a qualified professional before making any investment

decisions.

Past performance is not a reliable indicator of future performance. Property investment carries risk,

including the risk of capital loss, vacancy, interest rate movements, and changes to tax and lending

policy. Nothing in this guide is a recommendation to buy, sell, or hold any particular property or to

adopt any particular strategy.
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Understanding the Australian
property market

Australia does not have one property market. It has dozens, moving in different directions at the

same time. Understanding that is the first real skill of an investor.

Residential property is the largest asset class in the country. The value of Australia's

housing stock runs into the trillions of dollars, larger than the share market and the

superannuation pool combined. Most of that value sits in owner-occupied homes, where the

motivation is shelter rather than return. A smaller but significant share is held by investors

who use property deliberately to build wealth outside their salary and their super.

Investors are drawn to residential property for a handful of durable reasons. You can

borrow a large share of the purchase price, which means a modest deposit controls a much

larger asset. The land underneath the dwelling tends to appreciate over long periods, even

as the building itself depreciates. Tenants help cover the holding costs through rent. And

the tax system has historically supported the approach, through deductions and capital

gains concessions. None of those reasons guarantee a good outcome. They simply explain

why property keeps attracting capital, decade after decade.

The four forces that move the market

Strip away the noise, the auction theatrics, the magazine hot-suburb lists, the doomsayers

and the spruikers, and almost all price movement comes back to four forces, working with

or against each other.

Population and migration

People need somewhere to live. When the population grows faster than housing is built,

demand pools in particular cities and corridors and pushes prices and rents up. Australia's



population growth has been driven heavily by overseas migration, concentrated in the

major capitals. Where the people go, the pressure follows.

Housing supply

For several years Australia has built fewer new dwellings than its population growth

requires. Construction has been held back by high build costs, labour shortages, planning

delays, and a wave of builder insolvencies. That undersupply keeps a floor under prices and

is the single biggest reason rents have climbed so hard. Supply is slow to respond.

Approving and building a dwelling takes years, so shortages persist long after they appear.

Credit and interest rates

Most buyers borrow, so the amount they can borrow sets the ceiling on what they can pay.

Borrowing capacity is governed by interest rates and lending rules. When rates rise,

capacity falls, and the upward pressure on prices eases, sometimes sharply. When rates fall,

the reverse happens. This is the lever that turns the market fastest, and it is the one that

moved against buyers in early 2026.

Tax and policy settings

Negative gearing, capital gains tax, foreign investment rules, stamp duty, land tax, and

superannuation law all shape how, where, and whether investors buy. These settings are

usually stable for years and then change all at once. 2026 was one of those years, several

settings changed materially, and they are the reason this edition exists. Chapter 5 covers

them in full.



D O ES  H I G H  S UP P LY  K I L L  P RI C ES ?

It is often said that building a lot of homes must hold prices down. It is truer to say

that supply only caps growth when it outruns demand. Price is set by the balance of

the two, not by supply alone. A market can build aggressively and still rise sharply if

buyers are arriving faster than homes are being finished.

The recent cycle shows it. Perth and Brisbane were among the most active building

markets in the country and still posted some of the strongest growth, roughly 24 and

19 per cent in the year to early 2026, with Perth up about 91 per cent across five years,

because migration, a catch-up from years of underbuilding, and affordability pulled

demand along faster than supply could answer. Adelaide ran on the opposite

mechanism: persistently low listings meeting steady demand. Where prices lagged,

the cause was usually weak demand, population outflows, policy and tax drag, a thin

buyer pool, not building by itself.

So never read a supply figure on its own. A high number of approvals in a strong-

demand corridor means something very different from the same number where

demand is soft. Pair every supply signal with the demand side, population growth,

interstate migration, jobs, vacancy rates, days on market, affordability, before

drawing a conclusion. And be wary of analyses built on a handful of cherry-picked

suburbs: approvals tend to follow demand, so heavy building and strong growth often

appear together without supply being the cause. The discipline is to read both sides,

every time.

Markets within markets

The single most expensive mistake new investors make is treating "the Australian market"

as one thing. It is not. In the year to early 2026, Perth dwelling values rose by more than 24

per cent while Melbourne barely moved. Over five years the gap is starker still, Perth up

around 91 per cent, Melbourne up around 3 per cent. Same country, same cash rate, same

federal tax rules. Completely different outcomes.



The divergence runs deeper than the capital-city level. Within a single city, one suburb can

be rising while the next is flat, and within a suburb, houses and units routinely move in

opposite directions. A national headline, "prices up 9 per cent", is an average of dozens of

contradictory stories. It tells you almost nothing about whether a specific property is a

good place to put your money.

T H E C O RE P O I N T

A property should be chosen like a business acquisition, on its fundamentals, its cash

flow, and the structural efficiency of how you hold it. Not because you would happily

live there, and not because a headline number looked good last year. The decision

that matters is the specific one in front of you, not the mood of the market as a whole.

The power of leverage and time

Two forces make property work as a wealth tool, and both are easy to underestimate. The

first is leverage. A 20 per cent deposit controls the whole asset, which means the growth

accrues on the full value, not just the part you funded. Put $160,000 into an $800,000

property and an 8 per cent rise adds $64,000, a return of 40 per cent on the cash you

committed, before costs. That same leverage works in reverse on the way down, which is

exactly why the financing discipline in Chapter 4 matters so much.

The second force is time. Property growth is lumpy and slow to reveal itself, long flat

stretches punctuated by sharp moves, so the returns belong to those who stay invested

through the quiet years. An asset that compounds at a modest rate still roughly doubles

over a long hold, and the rent typically rises alongside it, gradually turning a property that

costs money to hold into one that pays you to hold it. Leverage amplifies the outcome; time

delivers it. Neither works without the other, and neither works for an investor who is

forced to sell early.

A simple illustration makes the point. Suppose an investor puts a 20 per cent deposit of

$120,000 into a $600,000 property and it grows at a modest 4 per cent a year, below the long-



run average for most capitals. After fifteen years the property is worth about $1.08 million,

a gain of roughly $480,000.

Property value at purchase $600,000

Deposit invested (20%) $120,000

Assumed growth rate 4% per year

Value after 15 years ≈ $1,081,000

Capital gain on a $120,000 deposit ≈ $481,000

The property rose about 80 per cent, but measured against the cash actually put in, the

equity gain is several times the deposit. That is leverage working for the investor. The same

mechanism runs in reverse: a fall in value is magnified against the deposit too, the interest

on the borrowed 80 per cent is a real and ongoing cost, and the loan must be serviced

through vacancies and rate rises. Leverage is the reason property can build wealth on a

modest deposit, and the reason it punishes the over-extended. This illustration ignores

buying and holding costs and is not a forecast. Growth is never a straight line.

The investor's real job

Put plainly, the investor's job is to buy an asset whose fundamentals are strong, hold it in a

structure that is tax-efficient and resilient, finance it with a margin of safety, and stay in

long enough for compounding to do its work. Everything in this guide serves one of those

four tasks: choosing well, structuring well, financing well, and holding well.

The rest of this guide reflects the market as it actually stands in mid-2026, interest rates

higher than they were a year ago, a major tax reform now passed into law, and a national

cycle that has clearly cooled. That is not a reason to avoid property. For a prepared buyer it

can be the opposite. But it is a reason to invest with your eyes open, on evidence, rather

than on last year's momentum.
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Market conditions: June 2026

The honest headline is that the market has stalled. National dwelling values were flat in May 2026,

the weakest result in roughly a year. Anyone telling you the market is "taking off" is selling, not

advising.

The national picture has cooled

Cotality's national Home Value Index recorded no change at all in May 2026, effectively the

first national stall since the current cycle began. That flat headline hides a split. Sydney and

Melbourne are leading a downturn, with values falling around 0.9 and 0.8 per cent over the

month. Sydney now sits roughly 2 per cent below its November 2025 peak; Melbourne sits

about 3 per cent below its 2022 high and has spent years going sideways.

Perth, Brisbane, Adelaide and Darwin are still recording gains, but the pace has more than

halved from late 2025. So the strongest markets are slowing from a high base while the most

expensive markets have already turned. The multi-speed pattern of recent years is, for the

first time in a while, starting to point in one direction, softer.

Interest rates are the main driver

The Reserve Bank raised the cash rate twice in early 2026, in February and again in March,

taking it to around 4.1 per cent and reversing part of the previous easing cycle. The moves

were a response to inflation proving stickier than hoped. Higher rates cut borrowing

capacity, which removes the fuel that pushed prices up through 2024 and 2025. The market

had already begun softening before the hikes; the rate moves accelerated it.



WH AT  " H I G H ER F O R L O N G ER"  M EAN S  F O R Y O U

Every increase in the assessment rate reduces how much a lender will let you

borrow.

A buyer approved for a given amount in 2024 may be approved for noticeably less

in 2026 on exactly the same income.

Plan your purchase around the borrowing capacity you have today, not the one you

had two years ago. Chapter 4 shows what this looks like in dollars.

Buyers have more leverage than they did

Selling conditions have softened in a way that favours patient buyers. Auction clearance

rates have held below 60 per cent since March, down from a peak above 70 per cent in late

2025, a clear sign that sellers are no longer holding all the cards. The median vendor

discount across the combined capitals has widened to around 3.3 per cent, and new listings

are up on a year ago. None of this signals a crash. But it does mean a prepared buyer can

negotiate on price, terms, and conditions in a way that simply was not possible in the

frantic conditions of 2024.

The rental crisis has not eased

While values have cooled, the rental market remains acutely tight. The national vacancy

rate sits around 1.6 per cent, well below the long-run average near 2.5 per cent, and low

enough that quality properties let quickly. Rents have risen close to 5.7 per cent over the

year. For investors, this is the part of the market doing the heavy lifting: rising rents

support holding costs even as capital growth slows. Gross rental yields have started to

expand nationally for the first time this cycle, reaching about 3.6 per cent.



T H E B AL AN C ED  V I EW

Slowing capital growth and rising rents are happening at the same time. That is an

unusual combination.

It can suit a long-term investor with stable cash flow. You buy with less

competition while rent helps carry the property.

It does not suit anyone relying on quick capital gains, or anyone stretched thin on

serviceability with no buffer.

Who is actually buying

One shift is worth dwelling on: investors now make up their largest share of new lending

since 2016, even as total lending has fallen. Owner-occupiers, especially first home buyers,

have pulled back faster as affordability and serviceability bite. The investors still active are,

on the whole, experienced buyers operating on fundamentals and yield, not first-timers

chasing momentum. When the speculative crowd thins out and the disciplined money stays

in, it usually tells you something about where genuine value sits.

The takeaway for this moment: the market is not booming, and pretending otherwise helps

nobody. But a cooling market sitting on top of a chronic housing shortage, with rents rising

and competition thinner, is a workable environment for a buyer who does the research and

holds for the long term.

What this means for you, by situation

The same conditions read differently depending on where you stand.

First-time investors. Thinner competition and more negotiable vendors are in your

favour, but tighter serviceability is against you. Get your real borrowing capacity

confirmed before you shop, and resist stretching to the ceiling to enter a "hot" market.

Existing investors with equity. A cooling market is when disciplined buyers add to a

portfolio, using equity rather than fresh cash, on fundamentals rather than momentum.



The grandfathering of pre-budget purchases (Chapter 5) also means what you already

hold may be treated more favourably than what you buy next.

Upgraders and home buyers. Falling prices in Sydney and Melbourne cut both ways. You

may sell for less but buy your next home for less too, and the gap usually favours trading

up in a soft market.

SMSF investors. The borrowing change (Chapter 7) is the dominant factor. If your plan

relied on leverage inside super, it needs rebuilding before anything else.

Those near retirement. Yield and liquidity matter more than growth at this stage. Rising

rents help; the illiquidity of property and the higher cost of debt are the risks to weigh.

The market does not have a single message in 2026. It has a different one for each of these

positions, which is the whole reason generic advice is worth so little.
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Putting it together

Pulling Chapters 1 and 2 together: the same cooling market is not the same opportunity for

every investor, and the positions set out in Chapter 2 each meet it differently. The shift that

cuts across all of them is the end of the old playbook, buy established, negatively gear, ride

the 50 per cent discount out. For property bought after budget night that playbook no

longer describes the rules, which is exactly what Chapter 5 works through.

The common thread is simple: a flat national number hides a market that still rewards the

prepared and punishes the casual. The work has not changed. The margin for getting it

wrong has narrowed.

City-by-city analysis

A national number is an average of opposites. Here is where each capital actually sits in mid-2026,

and, just as much, what the figures do and do not tell you.

The table below shows median dwelling values, the annual change to early 2026, and an

approximate gross rental yield for each capital. Read it as a starting point, not a verdict.

Within every city there are suburbs growing strongly and suburbs going backwards, houses

outperforming units and the reverse. The medians frame the conversation; they do not end

it.



Capital city Median dwelling Annual change Approx. gross yield

Sydney $1,295,000 +4.8% ~3.1%

Melbourne $828,000 +3.4% ~3.7%

Brisbane $1,101,000 +19.0% ~3.6%

Perth $1,018,000 +24.3% ~3.7%

Adelaide $937,000 +11.4% ~4.3%

Canberra $893,000 +6.1% ~4.0%

Hobart $738,000 +7.8% ~4.3%

Darwin $619,000 +19.7% ~6.0%

Source: Cotality Home Value Index, data to March 2026. Yields are approximate and move with prices and rents. Monthly values in Sydney and

Melbourne were falling at the time of writing.



Rotate the page to read. A market snapshot as at March 2026. Source: PROPERTY SCORECARD analysis of Cotality and ABS

data.



Sydney

The largest and most expensive market in the country, and the one most sensitive to

interest rates because buyers borrow so much to enter it. Values are easing from their late-

2025 peak as higher rates bite. Yields are the lowest of any capital, near 3.1 per cent, so

Sydney has always been a capital-growth play rather than a cash-flow one, the rent rarely

covers the cost of holding. The growth case rests on chronic undersupply, deep

employment, and constant migration demand; the risk is affordability, because at this price

point a small move in rates pushes a lot of buyers out. Beneath the citywide median sits a

wide gap: houses on the lower north shore, eastern suburbs and inner west trade at

multiples of the family homes in the western and south-western corridors, and the two

move on different clocks, while heavily supplied inner-ring units have lagged houses for

years. The practical reading for 2026 is that Sydney’s price points make the new

established-dwelling tax line bite harder here than anywhere, so the new-versus-established

decision matters most in this market. Watch the rate path, spring listing volumes, and the

gap between asking prices and clearance rates. A deep, liquid market reprices quickly

when sentiment turns.

Melbourne

Five years of weak growth have left Melbourne the cheapest of the big east-coast capitals,

despite a larger and arguably more diverse economy than Brisbane or Perth, and the

strongest population growth in the country sitting underneath. The drag has been policy as

much as price: Victoria’s land tax settings and a heavy investor-tax load pushed some

landlords out and kept growth subdued while other capitals ran. For some investors that

sustained underperformance is precisely the case for it, a major capital trading at a

discount to its long-run trend; for others the same facts read as a warning that the

headwinds are structural. Both views are defensible, which is exactly why Melbourne



rewards suburb-level work over a city-level opinion. Watch listing volumes, the land tax

thresholds, and whether the discount to Sydney starts to close.

Brisbane

A standout performer over recent years, lifted by interstate migration out of Sydney and

Melbourne, relative affordability, and the long build-up to the 2032 Olympics and its

infrastructure. The median has pushed above $1.1 million, which tells you how far it has

come and how much the affordability advantage has narrowed, and annual growth near 19

per cent is strong but clearly decelerating. The gains have not been even: detached houses

in the established middle-ring suburbs have done the heavy lifting while unit performance

has been patchier, and the Olympics matters less as a city-wide theme than for the specific

transport and venue corridors where infrastructure actually lands. That is where to

concentrate research rather than buying Brisbane wholesale. The case from here depends

on infrastructure delivery and continued migration; the risk is that the easy gains have been

made and buyers are now paying for growth that has already happened. Watch interstate

migration, the engine of the run, which will also signal when it fades.

Perth

The strongest capital of the cycle, up around 91 per cent over five years after a lost decade

where it went essentially nowhere, driven by a resources-linked economy, strong

population growth, and years of underbuilding. Growth is still positive, the strongest annual

figure of any capital at the time of writing, but it is decelerating, and a market that has run

this hard for this long rewards humility, not extrapolation. The run has been broad rather

than a narrow speculative spike, which is healthier, and yields near 3.7 per cent give Perth a

cash-flow cushion the eastern capitals lack. The honest risk is timing: buying late in a

strong cycle on the assumption it keeps running is how investors pay tomorrow’s price

today. Late-cycle discipline means watching the leading indicators, listing volumes turning

up, days on market lengthening, and the resources investment pipeline that underwrites

local employment.



Adelaide

Quietly one of the best performers of the cycle, supported by chronically low listing

volumes meeting steady demand and a more insulated, less speculative buyer base, a

structural tightness rather than a speculative surge. The growth has been less dramatic than

Perth or Brisbane but more consistent. Yields are healthier than the larger eastern capitals,

near 4.3 per cent, though the affordability advantage that once defined Adelaide has largely

closed as the median pushed past $900,000. The lower volatility is a feature for a long-term

holder and a frustration for anyone chasing a quick run. The variable to watch is stock on

market: if listings normalise, the scarcity premium that has supported prices can ease.

Canberra

A stable market underpinned by a government-linked employment base that does not swing

with the resources or construction cycles. That employment base is the whole story: it

steadies Canberra through cycles that hit other capitals, and it caps the upside, since there

is no resources or migration surge to ignite a boom. Growth is moderate, yields sit near 4.0

per cent, and volatility is lower than the larger capitals. The unit market is the part to

scrutinise: Canberra has been through bouts of apartment oversupply that softened prices

and rents, so checking the local pipeline before buying a unit matters more here than the

citywide figure suggests.

Hobart

Smaller and more volatile than the mainland capitals. Hobart ran hard through the

pandemic on lifestyle migration and has been softer since, as some of that demand

unwound, so the easy tailwind is gone. Yields near 4.3 per cent are reasonable relative to

price. Liquidity is the watchword: in a thin market a handful of extra buyers or sellers

moves the median, which cuts both ways, quick gains in an up-leg and sharp falls with slow

sales when demand thins. A patient holder can do well on the yield and the scarcity of land,

but should price in a longer selling time than a mainland capital would need.



Darwin

The highest-yielding capital by a wide margin, near 6.0 per cent gross, and the most

affordable median in the country. That yield is the attraction. In a high-rate environment,

cash flow that close to the cost of debt changes the holding equation entirely. The trade-offs

are real: a small market with thin sales volumes, an economy heavily exposed to resources

and defence spending, and a long history of sharp boom-and-bust cycles. Darwin can be a

legitimate yield play, but it is not a set-and-forget capital-growth story, and position sizing

matters.

T H E P RO P ERT Y  S C O REC ARD  AP P RO AC H

We score on fundamentals, population growth, infrastructure spending, supply

constraints, employment, and rental demand, rather than prestige postcodes or last

year's headline growth rate. High past growth is not a reason to buy. More often it is

a reason to ask a harder question: what is left in the tank, and how much of the future

is already in the price?

Growth versus yield: the recurring trade-off

The table makes one tension obvious. Sydney and Melbourne have historically delivered

capital growth with low rental return. You pay for the growth potential by carrying a

property that costs more to hold than it earns. Darwin, and parts of regional Australia,

deliver strong yield with more volatile, less reliable growth. Brisbane, Perth and Adelaide

have recently offered a bit of both, which is exactly why capital has flowed to them. There

is no universally "best" city. There is only the city, and the suburb, and the specific

property, that fits your strategy, your cash flow, and your time horizon. Most disciplined

portfolios end up holding a deliberate mix of growth-oriented and yield-oriented assets,

chosen on purpose rather than by accident of where the buyer happened to live.

A word on forecasts, and why we do not lead with them

In December 2025, one of the country's most quoted property forecasters published its

outlook for the year ahead. Sydney house prices, it said, would rise about seven per cent.



Melbourne would rise about six. The forecast rested on a clear assumption: that the Reserve

Bank would keep cutting the cash rate, and that cheaper money would pull buyers back into

the two largest markets.

Six months later, in June 2026, the same firm published its next outlook. This time it

forecast both Sydney and Melbourne to fall. A confident call for solid gains had become,

within half a year, a call for losses. Nothing fundamental about either city had changed in

those six months. The population was still growing, the housing shortage was still real, and

vacancy was still tight. What changed was a single assumption. Instead of cutting, the

Reserve Bank raised the cash rate to 4.1 per cent. One input moved, and a double-digit

swing in the forecast moved with it.

We tell this story not to single out one forecaster. Every forecaster in the country was

working from the same shifting rate picture, and several revised the same way. We tell it

because it shows precisely why a forecast sits at the bottom of the evidence we rely on. A

forecast is a view about the future, and it is only ever as good as the assumptions beneath

it, most of which, like the path of interest rates, no one can control or reliably predict.

Measured data is a different thing. A confirmed sale that has already settled, a vacancy rate

counted from real listings, a yield calculated from rent that is actually being paid: these

describe what the market has already done. They can be checked. They do not reverse when

the Reserve Bank surprises everyone at its next meeting.

So we treat a forecast the way you would treat a weather report before a long trip. Worth a

glance, never the reason you choose the destination. The decision rests on what the market

has already proven, not on a number someone has published about a year that has not yet

happened.

T H E RUL E WE WO RK  T O

A forecast is only ever as strong as the assumption underneath it. We build on what

the market has already done, not on what someone predicts it will do.
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Financing and borrowing in a higher-
rate environment

Your borrowing capacity is the real constraint on your strategy, more than your deposit, and far

more than your enthusiasm. In 2026, that capacity is tighter than it has been in years.

Serviceability is the gatekeeper

Lenders do not assess you at the current interest rate. Under APRA guidance they add a

buffer, broadly around 3 percentage points, and check that you could still meet repayments

if rates rose by that much. With investor loan rates sitting around 6.5 per cent in 2026, that

means many borrowers are being assessed at rates well above 9 per cent. That single rule is

the main reason borrowing capacity has fallen even for people whose income has risen.

It is worth understanding why the buffer exists. It is a stress test: the lender is checking

that a rate rise will not tip you into default. That is prudent. But it also means the loan you

are approved for is materially smaller than the loan your income could actually service at

today's rate, and that gap is invisible until you see it in dollars.



W OR KE D E X A M P LE  1 ,  I LLU S T R AT I V E

How the assessment buffer shrinks your loan

Suppose a household can comfortably direct $4,000 a month to a loan repayment

after the lender accounts for living expenses and other commitments. On a 30-year

principal-and-interest loan, here is what that same $4,000 supports at the real rate

versus the assessed rate.

Monthly repayment budget $4,000

Actual investor rate 6.5%

Loan this supports at 6.5% ≈ $633,000

Assessment buffer (APRA) +3.0%

Assessed rate 9.5%

Loan the lender will actually approve ≈ $476,000

The buffer costs this borrower roughly $157,000 of capacity, about a quarter of the loan, even

though nothing about their income or the real repayment has changed. Plan around the

approved figure, not the one your budget "feels" like it can cover.

Assumptions: 30-year P&I loan, repayment held constant, rates as shown. Rounded. Real assessments also weigh

expenses, existing debts, dependants, and rental-income shading, and differ between lenders.

The practical lesson: before you fall in love with a property, find out what you can actually

borrow today. A good mortgage broker will model this across several lenders, because

serviceability calculations differ between them, sometimes by a hundred thousand dollars

or more on the same income, because of how each treats rental income, existing debts,

credit-card limits, and living-expense benchmarks.



Deposit, LVR and lenders mortgage insurance

Most investors borrow 80 to 90 per cent of a property's value. The loan-to-value ratio, or

LVR, is simply the loan divided by the value. Borrow $640,000 against an $800,000 property

and your LVR is 80 per cent. Borrow above 80 per cent and you will usually pay lenders

mortgage insurance (LMI), a one-off cost that protects the lender, not you, if you default.

On a higher-LVR purchase, LMI can run into many thousands of dollars. It can still be

worth paying to enter the market a year or two sooner, time in the market often outweighs

the premium, but it is a real cost that belongs in your numbers, not an afterthought.

The costs of buying and holding

The deposit is only part of the cash you need. Stamp duty alone can rival the deposit on a

mid-priced property, and a string of smaller costs add up. Here is an illustrative breakdown

of the cash required to complete an $800,000 purchase at 80 per cent LVR, and the typical

ongoing costs of holding it.

Deposit (20%) $160,000

Stamp duty (investor, approx.) $31,000

Legal / conveyancing $1,800

Building & pest inspection $600

Loan & registration fees $900

Cash to complete ≈ $194,300

Borrow above 80 per cent and lenders mortgage insurance is added on top. Stamp duty

varies significantly by state and by whether you are an investor or owner-occupier, so treat

the figure above as indicative. On the holding side, budget each year for council rates,

building and landlord insurance, property management (commonly around 7 to 8 per cent of

rent), routine maintenance, and strata levies if the property is a unit. None of these are

optional, and leaving them out of your projections is how a property that looked "neutral"

on paper quietly costs you money every month.



Loan features that matter

The headline rate is not the whole story. A few features change how a loan actually

performs:

Offset account, a transaction account linked to the loan whose balance reduces the

interest charged. It is the most flexible place to hold a buffer, because the money stays

accessible while still working against the loan.

Redraw, lets you pull back extra repayments you have made. Useful, but less flexible than

an offset and with tax consequences if mixed with deductible debt.

Fixed versus variable, fixing locks your rate for a term, giving certainty at the cost of

flexibility and break fees. Variable moves with the market. Many investors split a loan,

fixing part and leaving part variable.

Loan portability and stand-alone structure, keeping each loan tied to a single property,

rather than cross-collateralised, preserves your ability to sell or refinance one without

disturbing the rest.

Using equity to grow

As a property rises in value and the loan is paid down, you build equity, the gap between

what the property is worth and what you owe. Many investors use that equity, rather than

fresh cash savings, as the deposit for the next purchase. Done carefully, this is the engine

that builds a portfolio: one property's growth funds the deposit on the next. Done carelessly,

by tangling every property into a single cross-collateralised loan with one lender, it ties

your whole position together. Sell or refinance one property and you disturb all of them, and

a single lender can reassess your entire exposure at once. The disciplined approach keeps

loans stand-alone where possible, so each property can be dealt with independently.

Turning equity into the next deposit

One of the quiet advantages of property is that growth in one asset can fund the deposit on

the next without selling anything. As a property rises in value, the gap between what it is



worth and what is owed, the usable equity, can often be accessed by refinancing, typically

up to around 80 per cent of the new valuation.

Original purchase price $600,000

Current value after growth $780,000

Loan still owing $460,000

80% of current value $624,000

Equity that may be released ≈ $164,000

That released equity can become the deposit and costs on a second property, letting a

portfolio grow off the back of capital growth rather than fresh savings. It is the engine

behind most multi-property portfolios, and it is also where over-reach begins. Every release

adds debt, the borrowed funds still have to be serviceable under the lender's buffer, and

stacking purchases on thin equity is exactly how the over-leveraged investor of the earlier

chapters is built. Use equity deliberately, keep a buffer, and make sure each new loan

stands on its own. Releasing equity for investment also carries tax and structuring

consequences worth professional advice before you act.

Interest-only versus principal and interest

Investors often use interest-only loans in the early years to keep holding costs down and

preserve cash flow. You pay only the interest, not the principal, so the monthly outgoing is

lower. The trade-off is that you are not reducing the debt, and the loan eventually reverts to

principal and interest, usually at a higher repayment than if you had been paying it down all

along. Interest-only is a legitimate tactic inside a clear plan, for example, to maximise

deductible debt while you pay down non-deductible home-loan debt. It becomes a problem

when it is used simply to afford a property you otherwise could not service, because the

higher repayment is still coming.



A 2026 financing wrinkle

Following the 2026 tax reforms, major lenders have begun updating how they treat negative

gearing inside serviceability assessments, recognising the benefit on new builds and on

established properties bought before budget night, but not on established properties bought

after. The detail sits in the next chapter, but the financing consequence is simple and

immediate: the type and the timing of the property you buy now affects how a lender views

your borrowing capacity, not just your tax return. New and established are no longer

interchangeable, even at the loan-application stage.
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Tax, negative gearing and capital
gains: the 2026 reforms

This is the chapter that changed most in 2026. The rules you may have read about a year ago are

now law, and they redraw the line between new and established property in a way every investor

needs to understand.

On 25 June 2026, Parliament passed the Treasury Laws Amendment (Tax Reform No. 1) Bill

2026, and it received Royal Assent on 26 June 2026 as Act No. 49 of 2026. The negative

gearing and capital gains changes it contains are now law and take effect from 1 July 2027.

This is no longer a proposal or a thought bubble. It is legislation with commencement

dates. Confirm the fine detail before acting, because some definitions are still being

finalised through supporting instruments, but plan on the basis that these changes are

happening.

What negative gearing is

Negative gearing describes a property that runs at a loss: the costs of owning it, loan

interest, council rates, insurance, management, maintenance, exceed the rent it earns.

Under the long-standing rules, an investor could deduct that net loss against their other

income, such as salary, and reduce the tax they paid overall. The government effectively

shared in the holding cost through a smaller tax bill, while the investor held on for capital

growth. Combined with the capital gains discount, this shaped investor behaviour for

decades.



What changes for negative gearing

From 1 July 2027, negative gearing on established residential property is limited. The cut-

off is 7:30pm AEST on 12 May 2026, budget night.

Property held before that time is grandfathered. If you owned it, or were under

contract, before 7:30pm on 12 May 2026, the current rules continue for as long as you

hold it.

Established property bought after that time is affected. From 1 July 2027, a loss on it

can only be offset against residential rental income or capital gains from residential

property, not against your salary or other income.

Unused losses are not lost. They carry forward and can be applied against future

residential property income or gains.

New builds are exempt. Eligible new residential dwellings keep full negative gearing,

and can also elect the existing 50 per cent capital gains discount.

Commercial property and shares are unaffected by the negative gearing change.
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Negative gearing: the same property, before and after

An investor earning a $130,000 salary buys an established investment unit for

$650,000 after budget night. Here is the annual position once the new rules apply

from 1 July 2027.

Rent ($560/week) $29,120

Loan interest ($600,000 at 6.5%) −$39,000

Other costs (rates, insurance, management, upkeep) −$8,000

Net rental loss −$17,880

Grandfathered / new build Established, bought after

Loss offsets salary? Yes No, quarantined

Tax saving this year (≈32%) ≈ $5,720 $0

What happens to the loss Reduces tax now Carried forward

Same property, same loss. Under the old or grandfathered treatment the investor gets roughly

$5,720 back this year. Bought established after budget night, that benefit is deferred. The loss

waits until there is residential rental profit or a property gain to absorb it. The out-of-pocket

cost of holding is higher each year until then.

Assumptions: 2024–25 resident tax brackets; $130,000 salary sits in the 30% bracket, so the marginal rate on the

deduction is about 32% including the 2% Medicare levy. Rounded. Individual circumstances vary.

What changes for capital gains tax

From 1 July 2027, the 50 per cent capital gains tax discount for individuals, trusts and

partnerships is replaced by two mechanisms working together. The first is cost-base

indexation, which lifts your purchase cost by inflation so you are taxed only on the real



gain, not the part that is simply inflation. The second is a minimum 30 per cent tax rate on

the gain. The change applies to gains that accrue after 1 July 2027. Gains built up before

then are protected. Investors in eligible new residential dwellings can choose between the

old 50 per cent discount and the new indexation method (up to 60 per cent for affordable

housing).
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Capital gains: old discount versus new indexation

A top-bracket investor sells an established investment property after about eight

years. They bought for $600,000 and sell for $900,000, a $300,000 nominal gain.

Old: 50% discount New: indexation + 30% floor

Nominal gain $300,000 $300,000

Indexed cost base (≈20% inflation) n/a $720,000

Taxable gain $150,000 $180,000

Tax rate applied 47% 47%

CGT payable ≈ $70,500 ≈ $84,600

Indexation removes the inflation portion of the gain, a genuine protection. But losing the 50

per cent discount more than offsets it for a high-income investor with a strong nominal gain, so

the tax bill rises by roughly $14,100. The balance tips the other way only when inflation makes

up a large share of the gain. Run it both ways for your own numbers.

Assumptions: held >12 months; marginal rate 45% plus 2% Medicare = 47% (above the 30% floor, so the floor does not

bind here); 20% cumulative inflation is illustrative; selling costs ignored for clarity. Carried-forward rental losses are not

indexed. They reduce the gain as a flat dollar amount after the indexed cost base is worked out.
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The precise definition of an eligible "new residential dwelling" is being set

through legislative instruments that were not all public at the time of writing.

A knock-down-rebuild of one house into one house may not qualify; subdividing

into separately titled dwellings is more likely to.

New-build treatment applies to the first buyer of the dwelling. A later purchaser of

that same property is treated as buying established stock, so the concession does

not pass on when you sell.

Because the detail is still settling, confirm eligibility with a qualified tax adviser

before relying on new-build treatment.

When the two changes stack: a full hold-and-sell

The negative gearing and capital gains changes are easy to read in isolation. The investor

who feels them most is the one who runs into both, and after 1 July 2027 that is anyone

buying an established dwelling to hold and later sell.

Picture an investor who buys an established unit after budget night for $650,000 and runs it

at the kind of annual rental loss shown in the worked example earlier in this chapter,

roughly $18,000 a year once interest and costs exceed the rent. Under the old rules that loss

reduced their other income every year, a real cash benefit while they held. Under the new

rules the loss is quarantined: it offsets only rental income or the eventual gain, carried

forward until then. So through the entire holding period there is no annual tax relief. The

negative cash flow is fully out of pocket.

Then they sell. The gain is now taxed under cost-base indexation with a minimum 30 per

cent rate, not the old 50 per cent discount, which, as the capital gains worked example

showed, adds roughly $14,000 of tax on a $300,000 gain for a top-bracket seller. And the

carried-forward losses that finally become usable are not indexed for inflation the way the

cost base is, so their real value has been quietly eroded over the years of waiting.



The two effects stack: no relief on the way through, a heavier bill on the way out. None of

this makes established property a bad investment. A strong asset bought well can absorb it.

But it does change the lifetime arithmetic, and it sharpens the case for either buying new,

where the deductions and the optional 50 per cent discount survive, or buying established

only where the fundamentals are strong enough to carry the cost. Run the after-tax numbers

across the whole hold, not just year one.

Land tax and trusts

Land tax is separate from everything above and is set by each state, with its own thresholds

and rates. It is an annual cost that scales with the land value of your holdings and becomes

significant once you own more than one property in a single state, a common reason

experienced investors deliberately spread holdings across states. Factor it into every

projection. Separately, the government has flagged a minimum 30 per cent tax on

discretionary trust income from 1 July 2028. This one is still a proposal in consultation

rather than enacted law, and testamentary trusts have been flagged for exclusion, but it is a

measure to watch closely if you hold, or plan to hold, property in a trust.

The strategic read

Step back from the detail and the direction is clear: the tax system has shifted its support

away from established property bought with borrowed money and towards new supply. That

is a deliberate policy choice aimed at encouraging construction. It does not make

established property a bad investment, established stock still has the land content, the

established locations, and the comparable evidence that new stock often lacks. What it does

is change the after-tax maths, and the maths now has to be run property by property, new

versus established, before you commit. The era of assuming negative gearing and the 50 per

cent discount will be there is over for anyone buying established from here.
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Foreign investment and the FIRB rules

Most readers are Australian residents, for whom these rules do not apply directly. They still matter,

because they shape who you are competing with, and where foreign capital is allowed to flow.

Foreign investment in residential property is governed by the Foreign Investment Review

Board framework, administered for residential applications by the Australian Taxation

Office. A foreign person generally needs approval before buying residential land, and the

rules deliberately steer that capital towards new housing rather than the existing stock, the

policy logic being that foreign money should add dwellings, not compete with locals for the

ones already built.

The ban on established dwellings

From 1 April 2025 to 30 June 2029, foreign persons are banned from buying established

dwellings in Australia, with only limited exceptions. This is an extension: the ban was

originally due to end on 31 March 2027, and the government has pushed it out by more than

two years. Temporary residents are included in the ban, even where the purchase would be

a home to live in rather than an investment.

Foreign buyers can still apply to purchase new dwellings, off-the-plan property, and vacant

land for genuine development. The exceptions to the established-dwelling ban are narrow.

Broadly, redevelopment that demonstrably adds to supply, such as a project delivering at

least 20 dwellings, plus certain commercial-scale and worker-housing arrangements.

What the ban means for a domestic investor

For most Australian-resident investors the direct effect is modest. Foreign buyers were

already restricted largely to new and off-the-plan dwellings, so removing them from the

established market takes out a buyer who was barely there. The more useful signal is



direction. Channelling foreign capital, and, through the negative gearing carve-out,

domestic capital too, toward new construction is a deliberate, consistent policy push to add

supply rather than bid up the existing stock. An investor reading the policy direction should

expect the new-build side of the market to stay favoured and the established side to carry

the heavier tax and ownership rules. That is the thread running through the 2026 reforms,

and it is unlikely to reverse soon.

Fees and vacancy charges

Where an exception allows an established-dwelling purchase, the FIRB application fee is

generally around three times the fee for a new dwelling at the same value.

A foreign owner who leaves a property vacant, not occupied or genuinely available for

rent for at least six months in a year, pays an annual vacancy fee. For vacancy years from

9 April 2024, that fee is double the original application fee.

Fees are indexed each financial year on 1 July, so the exact dollar figures move over time.

WH Y  T H I S  M AT T ERS  T O  A D O M ES T I C  I N V ES T O R

The ban removes a slice of competition for established homes, the stock most

Australians actually buy and the stock you are most likely competing for.

It channels foreign capital into new supply, which over time adds to the dwelling

pipeline and, at the margin, eases the shortage.

If you ever invest through a structure with any foreign ownership, a trust with a

foreign beneficiary, for instance, these rules can apply to you. Check before you

commit.
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SMSF property: what changed and
what still works

A self-managed super fund can be a powerful way to hold property, but in 2026 the borrowing rules

changed in a way that every SMSF investor needs to understand before acting.

A self-managed super fund, or SMSF, is a superannuation fund you run yourself as trustee,

within strict rules set by the Australian Taxation Office. It can hold investment property.

The appeal is the tax environment: earnings inside an SMSF are taxed at 15 per cent in the

accumulation phase, and at 0 per cent in the pension phase. For the right person, with the

right balance and the right strategy, that is the lowest-tax structure available in Australia

for holding an investment.

The change: borrowing for residential property

As part of the same June 2026 reform package, and secured through a Senate amendment, a

ban was introduced on SMSFs using a limited recourse borrowing arrangement, an LRBA,

to fund residential property investment. The ban commences on 10 August 2026, 45 days

after the Act received Royal Assent, and any LRBA contract entered before that date is

protected. An LRBA is the standard, legally-required mechanism an SMSF uses to borrow:

the loan is "limited recourse", meaning the lender's claim is restricted to the single asset

bought with it. Removing the LRBA for residential property removes the primary way most

SMSF investors have leveraged into housing.
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SMSF: leverage gone, what $300,000 now buys

A fund has $300,000 available to invest in property. Compare the old leveraged route

with the cash-only reality after the ban.

Before: LRBA After: cash only

Fund cash applied $300,000 $300,000

Borrowing available (residential) ≈ $300,000 $0

Stamp duty & costs (approx.) ≈ $22,000 ≈ $8,000

Property the fund can buy ≈ $600,000 ≈ $280,000

The leverage that let the fund control a $600,000 asset is gone for residential property. The

same $300,000 now buys an asset worth around $280,000 outright. That removes both the

amplified upside and the amplified risk, a smaller, fully-owned position instead of a larger,

geared one.

Assumptions: illustrative ~50% LRBA gearing previously; stamp duty varies by state and is shown indicatively. Existing

residential LRBAs and refinancing of pre-commencement borrowings are grandfathered.



WH AT  S T I L L  WO RK S  I N S I D E AN  S M S F

Business real property can still be acquired using an LRBA. This is unchanged,

and remains relevant for business owners holding their premises in super. The

legal test is whether the property is genuinely business real property, not simply

whether it is labelled residential or commercial, so confirm a specific property’s

classification before relying on it.

LRBAs for other acquirable assets, such as shares or units in a unit trust, remain

available, subject to the usual rules.

Existing residential LRBAs are grandfathered. A property already held, or under

contract before the 10 August 2026 commencement, is protected even if it settles

later.

Refinancing of a pre-commencement borrowing is also grandfathered.

An SMSF can still buy residential property outright, where the fund has the cash to

do so without borrowing.

In short: what an SMSF can no longer do is take out a new loan to buy residential property.

For funds that were relying on leverage to make a purchase work, that is a fundamental

change in strategy, not a minor tweak, and it pushes many investors towards either buying

outright, holding the property outside super, or directing the fund into other assets.

Is an SMSF the right vehicle for you?

An SMSF can be a powerful structure, but it is not a default. It is a serious responsibility

with real costs and rules. The fund must be run for the sole purpose of providing retirement

benefits, every transaction has to satisfy that test, and the trustees carry personal legal

accountability for compliance. There are establishment and ongoing accounting, audit and

advice costs that only make sense above a certain balance, and liquidity has to be managed

so the fund can always meet expenses, insurance and, eventually, pension payments. With

the residential borrowing change removing leverage from new residential purchases, the

case for using an SMSF specifically to buy residential property has narrowed considerably.

None of this means an SMSF is wrong for you. For the right person with the right balance



and a clear strategy it remains worthwhile. But it is a decision to make with licensed

financial and tax advice, not on the strength of a property pitch.

Two more things to keep on your radar

First, there is a known gap in the new law around jointly owned property, specifically how

grandfathering applies if a couple divorce or one owner dies. The government has said it

will address this in a later round of legislation. If your SMSF holds property jointly, watch

this closely and get advice before any change of ownership.

Second, separate from the borrowing change, an additional tax applies to very large super

balances. Known as Division 296 and in force from 1 July 2026, it adds an extra 15 per cent

to the earnings on the portion of a total super balance above $3 million, and a further

amount on the portion above $10 million, taking the tax on that top slice to around 40 per

cent. Two details matter for how it was finally legislated, and both work in favour of

investors worried about the early drafts. It applies to realised earnings only, not to paper

gains on assets you still hold, so a property that rises in value inside the fund is not taxed

until it is sold. And both the $3 million and $10 million thresholds are indexed, so they lift

over time rather than catching more people by stealth. It does not affect most funds, but if

your balance is approaching that level, get specific advice on how it interacts with holding

property in super, where a single illiquid asset can be hard to deal with at the margin.
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There is a practical minimum balance below which set-up and ongoing compliance

costs erode the benefit, often cited around $250,000, though the right number

depends on the strategy and the assets.

You take on real trustee responsibilities and ATO compliance obligations, with

penalties for getting them wrong.

Whether an SMSF suits you is a question for a licensed financial adviser who can

see your full position. This guide cannot answer it for you, and the LRBA change

makes that advice more important, not less.



C H A P T E R  8

Property selection and due diligence

Most investors who lose money did not pick the wrong city. They skipped the work that would have

told them the specific property was a poor buy.

Select on fundamentals

The factors that drive long-term performance are unglamorous and consistent: population

growth in the area, local employment and the jobs pipeline, infrastructure investment, the

supply of new dwellings relative to demand, and the strength of rental demand. A property

sitting in front of these tailwinds will usually outperform a prettier one that is not,

measured over a decade, not a quarter. The mistake is to buy on aesthetics or on a recent

growth figure, both of which tell you about the past, not the future.

Since the 2026 tax changes there is a new selection factor sitting alongside the

fundamentals: whether a property is new or established now affects its after-tax position, as

Chapter 5 showed. That does not automatically favour new builds, they often carry

developer margins, weaker land content, and thinner comparable evidence, but it does

mean the tax treatment belongs in the comparison from the start, not bolted on at the end.

A method for analysing a suburb

Rather than react to a listing, work the area first. A disciplined suburb analysis runs

roughly in this order, and each step is answerable from public data before you ever speak to

an agent.

1. Demand drivers. Is the population growing? Where are the jobs, and are they growing or

going? What infrastructure is funded and underway, transport, health, education,

employment precincts?



2. Supply pressure. What is in the development pipeline? A wall of new units completing in

two years caps both rents and values. Building approvals data tells you this before it

shows up in prices.

3. Rental market. What is the vacancy rate, and what is realistic rent? Tight vacancy and

rising rents support holding costs and signal genuine demand.

4. Price evidence. What have genuinely comparable properties actually sold for recently?

Not asking prices, settled sales.

5. Risk overlays. Flood, bushfire, zoning, and any planning overlays that constrain the land

or its use.

6. The numbers. Only once the area passes do you run the specific property's cash flow and

after-tax position, new versus established, at a stressed interest rate.

T H E P RO P ERT Y  S C O REC ARD  AP P RO AC H

This is the spine of how we score a property: fundamentals first, supply pressure

honestly assessed, comparable evidence demanded, and the numbers run at a stressed

rate before anyone gets excited. A property that cannot survive that sequence does

not get a pass mark, however good the photos look.

Worked example: reading a suburb

The method is easier to trust once you see it applied. The suburb below is hypothetical and

the figures are illustrative. The point is the reasoning, not the numbers.

An investor is looking at an outer-ring suburb on the growth corridor of an established

capital, roughly 35 kilometres from the CBD, with a new rail station opening within two

years. The median house sits at $640,000, about 12 per cent below the two adjoining

suburbs that are already established. Here is how the signals read.



Median price vs neighbouring suburbs ≈ 12% below, room to converge

Days on market 28 days, tightening, demand present

Average vendor discount 2.4%, sellers not capitulating

Stock on market Below the 5-year average, supply tight

Rental vacancy 1.1%, a landlords' market

Gross rental yield ≈ 4.0%, a cash-flow cushion

Owner-occupier ratio 72%, stable, not investor-dominated

Infrastructure Rail station and arterial upgrade funded

Supply pipeline One mid-size land release, watch closely

The picture is largely favourable: a priced-below-neighbours entry, tight supply and

vacancy, a funded infrastructure catalyst, a yield that helps carry the loan, and an owner-

occupier base that steadies the market. The one flag is the land release. A wave of new

supply can cap price growth and soften rents for a few years, so the investor would size that

pipeline carefully and avoid buying directly into the new estate at developer pricing.

The verdict is not "buy" or "avoid". It is "this suburb earns deeper due diligence." That is

what a method does: it tells you where to spend your research, and it stops you mistaking a

single good number for a complete case. A high yield with rising vacancy, or cheap prices

with no demand and no catalyst, would read very differently.

Do the due diligence

Before you sign anything, work through the checks below. Each one has, on its own, saved

investors from a bad purchase.

Independent valuation, confirm the price is supported by recent comparable sales, not

by the selling agent's optimism or the developer's price list.

Building and pest inspection, structural issues, pests, and hidden defects can cost far

more than the bargain you thought you were getting.



Strata or body corporate records, for units, read the minutes and financials for disputes,

special levies, and underfunded sinking funds. A cheap unit in a broke building is not

cheap.

Independent rental appraisal, get a realistic rent from someone who is not selling you

the property.

Zoning, flood and overlay checks, confirm what the land is and is not allowed to be used

for, and what risks it carries.

Comparable sales, three to five genuinely similar, recent, nearby settled sales tell you

more than any brochure.

WAT C H  F O R VAL UAT I O N  S H O RT F AL L

Off-the-plan and brand-new stock carries a particular trap: the bank's valuation at

settlement comes in below the price you agreed months or years earlier.

If that happens, you must cover the gap in cash, on top of your deposit. It is one of

the most common and most painful ways investors get caught.

Thin comparable-sales evidence is itself a warning. If you cannot find similar

settled sales to support the price, do not treat the silence as comfort. Treat it as

information.

Running the numbers on a deal

Once an area passes, the property has to pass too, on its actual cash flow, not a hopeful one.

Build a simple annual profit-and-loss before you make an offer, and stress-test it at a rate

above today's. Here is the shape of one.
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An annual cash-flow profile

A $750,000 house, bought with a $600,000 interest-only loan at 6.5 per cent, rented

at $620 a week.

Rent ($620/week) $32,240

Loan interest ($600,000 at 6.5%) −$39,000

Council rates −$2,200

Insurance (building + landlord) −$1,600

Property management (8%) −$2,600

Maintenance allowance −$1,500

Pre-tax cash flow ≈ −$14,700

This property costs about $14,700 a year, roughly $283 a week, to hold before tax. Under

grandfathered or new-build treatment, a deduction at a ~32% marginal rate brings the real

cost down to around $10,000 a year. Bought established after budget night, that offset against

salary is gone (Chapter 5), so the holding cost stays near the full $14,700 until the property

turns income-positive. Either way, you need to know the number before you buy, not after.

Assumptions: figures illustrative and rounded; depreciation and capital growth excluded; rate held flat. Always stress-

test at a higher rate.

Reading an inspection: common red flags

A building and pest report is only useful if you know what raises an eyebrow. Watch for

structural movement (cracking that follows a pattern, doors that won't close square),

evidence of water ingress or rising damp, active or past termite activity, a roof or wiring

near the end of its life, and recent cosmetic work that may be hiding rather than fixing a

problem. For units, the body corporate records are the real inspection: a history of disputes,



a thin sinking fund, or a looming special levy can turn a cheap unit into an expensive one.

None of these is automatically a deal-breaker, but each is a reason to renegotiate,

investigate further, or walk.

Due diligence is not a formality to rush through once your mind is made up. It is the part of

the process most likely to change your mind, which is exactly why disciplined investors do

it properly, and why the spruikers would rather you didn't.
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Risk management and building a
portfolio

A portfolio is built over a decade or more, one disciplined decision at a time. The investors who last

are the ones who plan for the things that go wrong, because some of them will.

Know the risks before they find you

Interest rate risk. Repayments rise when rates rise. The hikes of early 2026 are a live

reminder. Stress-test every purchase at a rate well above today's, and only buy if it still

holds.

Vacancy risk. A property with no tenant still has costs. Budget for weeks between

tenancies, even in a tight market, and more in a soft one.

Liquidity risk. Property cannot be sold quickly or cheaply. If you might need the money

in the short term, property is the wrong place for it.

Concentration risk. Several properties in one suburb, one state, or one price bracket all

move together, and all face the same land tax regime. Diversify deliberately.

Policy risk. As 2026 proved, tax and lending rules change. Build a position that survives

a rule change, not one that depends on the rules never moving.

Oversupply risk. Too many similar dwellings completing at once, common with high-

rise units, can cap both rents and values for years.

Build in buffers

Every sound portfolio carries a cash buffer, enough to cover several months of holding costs

across all properties if rent stops or rates jump at the same time. Landlord insurance and

building insurance are not optional extras; the cost of both is trivial next to the cost of



being uninsured when a tenant defaults or a pipe bursts. The buffer is what turns a vacancy

or a rate rise from a crisis into an inconvenience.

Two investors, same market

The difference between a portfolio that compounds and one that collapses is rarely the

market. It is usually the preparation. Consider two hypothetical investors buying in the

same conditions.

I N V ES T O R A,  B O RRO WED  T O  T H E C EI L I N G

Took the maximum loan the lender would approve, with no cash buffer, on an

interest-only term chosen to make the repayment affordable. Bought a near-new high-

rise unit on the developer's price, with little comparable evidence. When rates rose

and the building's body corporate struck a special levy, the shortfall had nowhere to

come from. A forced sale into a soft market locked in the loss.

I N V ES T O R B ,  B O RRO WED  T O  A B UF F ER

Borrowed below the approved limit, kept six months of holding costs in an offset

account, and bought an established property in a supply-constrained suburb

supported by settled comparable sales. When rates rose, the buffer absorbed it. The

property kept its tenant, the rent kept rising, and there was never any pressure to sell

at the wrong time. A decade later it had quietly compounded.

Same market, same rate rises, opposite outcomes. Neither investor was cleverer than the

other. One simply left a margin of safety and the other did not.

Put rough numbers on it and the gap compounds. Say both investors buy the same $700,000

property and the market does nothing dramatic, 3 per cent growth, the occasional vacancy,

one rate rise. Investor A, borrowed to the ceiling with no buffer, hits the rate rise and a

five-week vacancy in the same quarter, cannot cover the shortfall, and sells into a flat

market at a discount to get out, crystallising a loss on costs alone. Investor B, holding a



cash buffer and having borrowed below the limit, absorbs the same quarter without

blinking, holds through it, and is still there when the cycle turns. Same property, same

market, opposite outcomes, and the only difference was the buffer and the restraint that

funded it. The market did not separate these two investors. Their balance sheets did.

How you hold it: ownership structures

Who legally owns a property is not an afterthought. It shapes the tax you pay, the asset

protection you have, the land tax you are exposed to, and how much you can borrow. There

is no single best structure; each suits different circumstances, and the 2026 changes affect

each differently. The main options:

Your own name. Simple, cheap, and the easiest to finance. Income and gains are taxed at

your marginal rate, so negative gearing benefits flow to you directly (subject to the new

rules). Offers the least asset protection and ties land tax to your personal holdings.

Joint names / tenants in common. Lets a couple split income and deductions, which can

be efficient where partners have different incomes. Note the unresolved 2026 gap around

how SMSF grandfathering treats jointly owned property on death or divorce.

Discretionary (family) trust. Offers flexibility in distributing income and strong asset

protection, and can hold property across generations. The trade-offs: losses are trapped

in the trust rather than offsetting your salary, finance can be harder, and a flagged

minimum 30 per cent tax on trust income from 1 July 2028 is a material future cost to

weigh.

Company. Rarely used to hold residential property for growth, because companies do not

get the CGT discount and the structure is inflexible for this purpose. More common in

specific business or development contexts.

SMSF. The lowest-tax environment for holding an investment, but with the new ban on

residential borrowing, real compliance obligations, and a practical minimum balance.

Covered in full in Chapter 7.



S T RUC T URE B EF O RE Y O U S I G N ,  N O T  AF T ER

Changing ownership structure after purchase usually triggers stamp duty and capital

gains tax a second time, an expensive mistake. The structure is a decision to settle

before you buy, with a licensed adviser who can see your whole position. This guide

can map the options; it cannot choose for you.

Sequencing your purchases, and planning the exit

A portfolio is built in an order, not all at once. Each purchase consumes borrowing capacity

and equity, so the sequence matters. A common disciplined pattern is to buy an asset with

sound fundamentals, let it grow and the rent rise until it builds equity and improves on cash

flow, then use that equity, not fresh savings, to fund the next deposit, while keeping each

loan stand-alone. Buffers are rebuilt before the next move, not raided to make it. Done this

way, the portfolio compounds without ever being stretched to breaking point.

The exit deserves as much thought as the entry, and rarely gets it. Know in advance what

would make you sell, a change in the area's fundamentals, a better use for the capital, a

shift in your own circumstances, rather than reacting to a soft patch. Some investors never

sell, living off rising rents and refinanced equity; others sell selectively to reduce debt or

crystallise gains, mindful of the new CGT regime and its timing. There is no single right

answer, but there is a wrong one: being forced to sell at the bottom because the buffers

were never there. Every decision in this guide ultimately serves that single goal, never

being a forced seller.

Patience is a strategy

The compounding that makes property work happens over long periods. A portfolio that

doubles in value over a decade does almost nothing visible in the first two years, which is

precisely when impatient investors give up or over-trade. The ones who do well are rarely

the cleverest. They are the ones who bought sound assets, held through the noise, kept their



buffers intact, and did not force a sale at the wrong time. In a cooling market like mid-2026,

that patience is worth more, not less.
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Ten mistakes that cost investors
money

Most losses are not bad luck. They are a small number of avoidable errors, repeated. Here are the

ten that do the most damage, and how to sidestep each.

There is a pattern to how investors lose money, and it is rarely the dramatic, unforeseeable

event. It is the ordinary mistake, the corner cut, the buffer skipped, the headline trusted,

made by someone who knew better in principle but acted otherwise under the pressure of a

deal they wanted to do. The errors below are not exotic. Each one is the kind of thing an

investor nods along to in a guide like this and then does anyway, because in the moment the

property feels right and the discipline feels like an obstacle. Read them as a checklist to run

against your own next decision, not as a list of other people's failings.

1. Treating "the market" as one thing

Buying on a national headline instead of suburb-level evidence. The fix: ignore the average

and analyse the specific area and property, every time.

2. Buying last year's growth

Chasing the city or suburb that just ran hardest, on the assumption it continues. The fix:

ask what is left in the tank and how much of the future is already in the price. Past growth

is not a forward signal.

3. Borrowing to the ceiling

Taking the maximum loan with no buffer, so the first rate rise or vacancy becomes a crisis.

The fix: borrow below your approved limit and keep a cash buffer, Investor B in the last

chapter, not Investor A.



4. Skipping due diligence once the mind is made up

Treating inspections, strata records, and comparable sales as a formality. The fix: do the

work before you commit, and let it change your mind if the evidence says so.

5. Ignoring the new-versus-established tax line

Assuming negative gearing and the 50 per cent CGT discount will be there, post-2026. The

fix: run the after-tax numbers both ways, because for established property bought after

budget night the answer has changed.

6. Falling for valuation shortfall on off-the-plan

Signing at a developer's price with no comparable evidence, then finding the bank values it

lower at settlement. The fix: demand settled comparable sales, and budget for the gap if you

proceed anyway.

7. Cross-collateralising everything

Tangling every property into one loan with one lender, so nothing can be sold or refinanced

cleanly. The fix: keep loans stand-alone where possible.

8. Concentrating in one place

Owning three properties in the same suburb and the same state, exposed to the same

downturn and the same land tax bill. The fix: diversify across geography and price point on

purpose.

9. Confusing yield and growth

Buying a high-yield, low-growth property expecting capital gains, or a low-yield growth

property expecting cash flow. The fix: know which job each property is doing, and hold a

deliberate mix.

10. Letting emotion drive the decision

Buying a property because you would happily live in it, or panicking into a sale during a

soft patch. The fix: treat it as a business acquisition, decide on evidence, and let time and

compounding do the work.

Notice how many of these come back to the same two roots: mistaking a single signal for

the whole picture, and removing the buffer that lets you survive being wrong. Get those two



right: analyse the specifics, and never borrow away your own margin for error, and you

have avoided most of what sinks investors. The rest is patience.

"The investor's edge is rarely brilliance. It is the discipline to avoid the ten things

everyone else keeps doing."
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The road ahead, and your next step

Nobody can tell you exactly where prices go next. What you can do is read the conditions honestly

and position yourself to do well across a range of outcomes.

Where the market sits heading into the rest of 2026

Three things are true at once. Interest rates are higher than they were and may stay that

way for a while, which caps how fast prices can rise. The tax system has shifted its support

towards new supply and away from negatively geared established property. And underneath

all of it, Australia is still not building enough homes, which keeps rents high and vacancies

low. A cooling price cycle sitting on top of a chronic housing shortage is an unusual

combination, and it rewards different behaviour than a boom does.

Forecasters are divided, as they should be. One widely cited 2026 forecast from KPMG

pointed to national house prices rising around 7 to 8 per cent over the year, led by Perth,

Brisbane and Darwin. Since that forecast, the market has clearly slowed, with the largest

cities falling month to month. Treat any single forecast, including that one, as one informed

opinion, not a fact. The honest position is that the range of outcomes is wide, and a

strategy that only works in one of them is a bet, not a plan.

What a disciplined investor does now

Get your real borrowing capacity assessed at today's rates, not what you could borrow

two years ago, and remember the buffer, as Worked Example 1 showed.

Run the after-tax numbers under the new rules. New versus established now produces

genuinely different outcomes, as Worked Examples 2 and 3 showed.

Choose on fundamentals: supply, population, jobs, infrastructure, rental demand.



Build buffers and insure properly, so a rate rise or a vacancy is an inconvenience, not a

crisis.

Take a decade-plus view. The strategy works through compounding, not quick gains.

T H E H O N ES T  B O T T O M  L I N E

A cooling market with rising rents and less competition can be a constructive time

to buy well, for someone with stable cash flow and a long horizon.

It is a poor time to stretch, to chase last year's hot market, or to rely on fast capital

growth.

The difference between those two investors is planning, not luck.

Discipline in this market is unglamorous and it works. It means deciding your numbers

before you walk into an open home, so the property has to fit the plan rather than the plan

bending to the property. It means writing down what would make you walk away, a

valuation gap, a body-corporate red flag, a yield that does not stack, and then actually

walking away when you see it. It means buying for where an asset sits in its cycle and what

it will be worth in a decade, not for how it makes you feel on a Saturday. And it means

moving when the evidence lines up, because a slower market rewards the prepared buyer

who can act while others hesitate. None of this requires you to predict the market. It only

requires you to refuse the avoidable mistakes.

What "enough" looks like: a retirement-income illustration

Most investors are not chasing a number of properties. They are chasing an income that

arrives without them working for it. It helps to anchor the goal in figures. The illustration

below is general, not a forecast or advice, but it frames the task.

Suppose the goal is around $100,000 a year of gross passive income from residential

property. At a net rental yield of roughly 3 per cent, gross yields sit near 3.6 per cent across

the capitals, before holding costs, that income requires in the order of $3.3 million of



unencumbered property. Property with debt against it does not produce that income; only the

equity, working at the net yield, does.

Target gross passive income $100,000 per year

Assumed net rental yield ≈ 3%

Unencumbered property required ≈ $3.3 million

That is why a serious portfolio is usually built larger than the end goal and with debt along

the way. An investor might accumulate, say, $3 to $8 million of gross property value over

ten to fifteen years using leverage, then spend the later years letting capital growth, rising

rents and loan repayments convert that leveraged position into a smaller block of debt-free

assets that throws off the target income. The early phase is about acquiring quality assets

and holding them; the later phase is about reducing debt so the equity can do its job.

The figures move with yields, growth, interest rates, costs and the order in which things

happen. Sequence risk is real, and a downturn near the finish line matters more than one

early on. This is exactly the kind of plan that warrants personal financial advice rather than

a rule of thumb. The illustration's only purpose is to show that "enough" is a definable

target you can work backwards from, not a vague hope.

The rental supply squeeze, and its limits

One argument runs loudly through property marketing right now, and it is worth handling

carefully because it is half right. The claim is that policy is shrinking the supply of rental

housing at the same time as demand climbs, so rents, and then values, must rise. The supply

half of that has real substance. The demand half is weaker than it is usually sold. The honest

read sits in between.

Start with what is true. Australia's rental stock has been supplied mainly by private

investors, with self-managed super funds adding some of the most stable, long-held stock at

the margin. The 2026 reforms lean against both. From 1 July 2027 the loss on an established

investment property bought after budget night no longer offsets your other income, and the

old capital gains discount is replaced for new purchases. The borrowing ban inside super



removes geared SMSF buyers from the residential market altogether. Fewer investors

buying established homes means less rental stock added at the margin, while construction

stays constrained by high costs, builder failures and a shortage of trades. On the supply

side the pressure is real, and a tight market with low vacancies can stay tight.

Now the part the marketing leaves out. Demand is not surging; it is cooling. Net overseas

migration peaked at about 538,000 in 2022-23, fell to roughly 429,000 the following year, and

came in near 306,000 in 2024-25, the second straight annual decline. Treasury expects it to

ease further, to around 260,000 in 2025-26 and near 225,000 the year after. A headline that

calls 306,000 a record is reading a three-year low as a surge. Migration still adds real

demand, but the tailwind is weakening, not building.

There is also a ceiling. Rents are paid out of wages, and in the capitals they already absorb

close to a third of median household income. Rent growth that outruns income growth

cannot continue indefinitely, because tenants run out of room. Sustained high rents

eventually pull forward share-housing, later moves out of home, and migration away from

the most expensive markets, all of which lean back against the pressure that created them.

And the policy is not only removing supply. It is trying to redirect it. The negative gearing

and capital gains changes deliberately exempt new builds, which is a push, however slow,

toward construction rather than competition for existing homes. New supply takes one to

two years or more to arrive, so the squeeze is real in the near term, but the same settings

that thin out established-stock investors are designed to channel capital into adding

dwellings over time.

The sharpest point is the one the opportunity pitch skips. The reforms that tighten rental

supply are the same reforms that cut the investor's after-tax return on established property.

A tighter rental market and a worse deal for the established-stock buyer can both be true at

once. A shortage does not rescue a purchase whose returns the law has just reduced.

So the disciplined conclusion is neither dismissal nor hype. Structural undersupply is a

genuine, durable feature of the Australian market, and it does support rents and, in

locations with real jobs, infrastructure and population growth, values over a long horizon.

It is one supportive factor, not a market-wide signal to buy now, and it is highly local. The



work is the same as the rest of this guide: test the specific property and the specific area,

separate committed supply from a press release about proposed supply, and never buy a

macro headline. The shortage is real. It is not a substitute for doing the numbers on the

place in front of you.

Your next step

If you want to understand what these conditions mean for a specific property, whether the

price stacks up, what the comparable evidence actually says, and where the risks sit, the

sensible next move is independent research before you commit. A PROPERTY

SCORECARD report is one way to get that: an independent, scored due-diligence view on

a property, so you are deciding on evidence rather than a sales pitch. Whatever you decide,

do not let a guide like this stand in for advice tailored to you and your position.

Research first. Then invest.

Get an independent PROPERTY SCORECARD report before you commit to a property.
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Frequently asked questions

Short, direct answers to the questions investors ask most in 2026. Each is general information. Your

own answer depends on your position and qualified advice.

Is now a good time to buy?

It depends entirely on you, not the calendar. For a buyer with stable cash flow, a deposit,

and a decade-plus horizon, a cooling market with rising rents and thinner competition can

be a constructive entry point. For someone stretched on serviceability with no buffer, no

market is a good time.

New or established, which is better after the 2026 changes?

Neither is automatically better. New builds keep negative gearing and can elect the 50 per

cent CGT discount; established bought after budget night does not. But established stock

often has stronger land content, established locations, and real comparable evidence. Run

the after-tax numbers both ways for the specific properties.

Will the negative gearing change affect property I already own?

If you owned it, or were under contract, before 7:30pm on 12 May 2026, it is

grandfathered. The existing rules continue for as long as you hold it. The change targets

established property bought after that time, from 1 July 2027.

Do the CGT changes apply to gains I have already made?

No. The new indexation-plus-30-per-cent regime applies to gains that accrue after 1 July

2027. Gains built up before then are protected under the old treatment.

Can my SMSF still buy residential property?

Yes, but only outright, in cash. New limited recourse borrowing arrangements for

residential property are banned from 10 August 2026. Business real property can still be



bought with an LRBA, and existing residential LRBAs are grandfathered.

House or unit?

Houses carry more land, which is the part that appreciates, and tend to outperform over

long periods. Units can offer higher yields and lower entry prices but carry strata costs

and oversupply risk. The right answer is suburb-specific, not universal.

How much deposit do I need?

Typically 10 to 20 per cent of the price plus purchase costs. Below 20 per cent you will

usually pay lenders mortgage insurance. The deposit you can raise is rarely the binding

constraint. Your borrowing capacity usually is.

What counts as a good rental yield?

It varies by city. In 2026, capital-city gross yields run from around 3.2 per cent in Sydney

to near 6 per cent in Darwin, averaging about 3.6 per cent nationally. Higher yield usually

means lower expected growth. Judge yield against the property's job in your portfolio.

Should I borrow interest-only?

It can be a sound tactic inside a clear plan, for example, to prioritise paying down non-

deductible home-loan debt first. It is a problem when used only to afford a property you

otherwise could not service, because the higher principal-and-interest repayment is still

coming.

How many properties do I need to retire?

The wrong question. What matters is net equity and net rental income, not the count.

Three well-chosen, well-structured properties can outperform six poorly chosen ones.

Work backwards from the income you want, not the number.

Should I buy in my own name, a trust, or super?

Each has different tax, asset-protection, land-tax, and borrowing consequences, and the

2026 changes affect each differently. There is no default best answer; it is exactly the kind

of structuring decision to settle with a licensed adviser before you buy, not after.



What is the single biggest risk right now?

Overcommitting on serviceability in a higher-rate environment with no buffer. It is the

error that turns a manageable setback into a forced sale. Borrow to a buffer, not to the

ceiling.

Do I really need independent research?

You need evidence before you commit, settled comparable sales, supply data, a realistic

rent, and the after-tax numbers at a stressed rate. Whether you gather it yourself or

commission it, buying without it is the most expensive shortcut in property.

How will land tax affect me?

It is an annual cost set by each state that scales with the land value of your holdings, and

it bites once you own more than one property in a single state. It is a common reason

experienced investors spread holdings across states. Build it into every projection.



Appendix A: 2026 tax and regulatory
reference
A quick-reference summary of the major 2026 changes affecting property investors. Reflects

the law as enacted to 26 June 2026. Confirm current detail before relying on any item.

Change Status Dates that matter

Negative gearing limited to new

builds

Law (assented 26 Jun

2026)

From 1 Jul 2027; cut-off 7:30pm 12

May 2026

50% CGT discount replaced

(indexation + 30% min tax)

Law (assented 26 Jun

2026)
Gains accruing from 1 Jul 2027

SMSF residential LRBA ban
Law (assented 26 Jun

2026)

From 10 Aug 2026; existing

arrangements grandfathered

FIRB established-dwelling ban In force, extended 1 Apr 2025 to 30 Jun 2029

Min 30% tax on discretionary trust

income

Announced, in

consultation
Proposed from 1 Jul 2028

Division 296: extra tax on super

earnings above $3M

Law (separate

measure)
In force from 1 Jul 2026

Grandfathering, the main protections

Property held or under contract before 7:30pm AEST 12 May 2026 keeps existing

negative gearing rules for as long as it is held.

CGT changes apply only to gains accruing after 1 July 2027. Gains before that are

protected.

Existing SMSF residential LRBAs, and refinancing of pre-commencement borrowings,

are grandfathered.



Appendix B: Capital city data tables
Source: Cotality Home Value Index and related public data, current to June 2026. Median

values are to March 2026; Sydney and Melbourne were recording monthly falls at the time

of writing.

Median dwelling values and annual change

Capital city Median dwelling Annual change Approx. gross yield

Sydney $1,295,000 +4.8% ~3.1%

Melbourne $828,000 +3.4% ~3.7%

Brisbane $1,101,000 +19.0% ~3.6%

Perth $1,018,000 +24.3% ~3.7%

Adelaide $937,000 +11.4% ~4.3%

Canberra $893,000 +6.1% ~4.0%

Hobart $738,000 +7.8% ~4.3%

Darwin $619,000 +19.7% ~6.0%

Combined capitals $1,025,000 +9.3% ~3.6%



National market indicators, mid-2026

Indicator Reading

National monthly value change (May 2026) 0.0% (flat)

RBA cash rate ~4.1% (two hikes in early 2026)

National gross rental yield ~3.6%

National rental vacancy rate ~1.6%

Annual rent growth ~5.7%

Combined capitals auction clearance Below 60% since March

Median vendor discount (capitals) ~3.3%

Investor share of new lending Highest since 2016



Appendix C: Glossary and due-
diligence checklist

Glossary

Negative gearing, when a property's costs exceed its rent, producing a loss. Tax treatment

of that loss changed under the 2026 reforms for established property bought after budget

night.

Positive gearing, when rent exceeds costs and the property produces a taxable profit. More

common in higher-yield markets and as loans are paid down.

Capital gains tax (CGT), tax on the profit when you sell an asset. From 1 July 2027,

indexation plus a 30% minimum rate replaces the 50% discount for most investors.

Cost-base indexation, lifting your purchase cost by inflation so you are taxed only on the

real gain, not the part that is inflation. Part of the new CGT regime.

Grandfathering, a rule that lets existing arrangements continue under the old law after a

change takes effect.

Loan-to-value ratio (LVR), the loan as a percentage of the property's value. Above 80%

usually triggers lenders mortgage insurance.

Lenders mortgage insurance (LMI), a one-off cost that protects the lender, not you, when

you borrow above 80% LVR.

Serviceability, a lender's assessment of whether you can meet repayments, tested at a buffer

(around 3%) above the current rate.

Assessment / buffer rate, the higher rate at which a lender stress-tests your repayments,

which sets your real borrowing capacity.



Equity, the gap between what a property is worth and what you owe on it. Often used as

the deposit for the next purchase.

Cross-collateralisation, tying multiple properties to a single loan, which links their fates

and complicates selling or refinancing one.

Offset account, a transaction account linked to a loan; its balance reduces the interest

charged, and is a common place to hold a buffer.

Interest-only (IO), a loan where you pay only interest for a period, lowering repayments but

not reducing the debt.

Principal and interest (P&I), a loan where repayments reduce both the interest and the debt

itself.

SMSF, a self-managed super fund: a superannuation fund you run as trustee, able to hold

property within strict rules.

LRBA, limited recourse borrowing arrangement, how an SMSF borrows. New LRBAs for

residential property were banned in 2026.

Business real property, property used wholly and exclusively in a business; can still be

bought by an SMSF with an LRBA.

FIRB, the Foreign Investment Review Board framework governing foreign purchases of

Australian property.

Gross rental yield, annual rent as a percentage of the property's value, before costs.

Net rental yield, rent after holding costs, as a percentage of value. A truer measure of cash

return than gross yield.

Land tax, an annual state tax that scales with the land value of your holdings, biting once

you own more than one property in a state.

Valuation shortfall, when a lender values a property below the agreed price at settlement,

leaving the buyer to cover the gap in cash.



Comparable sales, recent settled sales of genuinely similar nearby properties; the strongest

evidence of value.

Sinking fund, money a body corporate sets aside for major future works. An underfunded

one signals special levies ahead.

Due-diligence checklist

Independent valuation against recent settled comparable sales.

Building and pest inspection.

Strata or body corporate minutes, financials, and sinking-fund balance (for units).

Independent rental appraisal, realistic rent, not the brochure figure.

Zoning, flood, bushfire and overlay checks.

Three to five genuine, recent, nearby comparable sales.

Supply pipeline / building approvals for the area.

Vacancy rate and rental demand for the suburb.

After-tax position modelled under the new (new vs established) rules.

Cash flow stress-tested at an interest rate well above today's.

Borrowing capacity confirmed at today's rates, with a buffer.

Cash buffer, landlord insurance, and building insurance in place.

Loan structured stand-alone where possible (avoid unnecessary cross-collateralisation).



Appendix D: Where to find the data

A lot of genuinely useful research is free, if you know where to look. The catch: most granular,

suburb-level data sits behind paid or enterprise walls. Here is the honest map.

Free public sources, start here

Australian Bureau of Statistics (ABS), population, age distribution, dwelling and tenure

counts, and building approvals (the new-supply pipeline). The backbone of any suburb

research, and free.

State Valuer-General and land registries, actual recorded sale prices. This is the raw

transaction data the commercial players themselves license. Free or low-cost, with

access varying by state.

ABS Labour Force and Small Area Labour Markets data (Jobs and Skills Australia /

DEWR), local employment and unemployment by region. Free. Treat small-area figures

as modelled estimates, don't over-read a single quarter.

ACARA Australian Schools List, every school, with location, type and sector. Free, and

useful for assessing an area's family appeal.

State transport open data, public transport timetables and, in New South Wales and

Victoria, published accessibility scores that rate how well-connected a location is. Free.

SQM Research (free figures), headline rental vacancy rates and asking-rent charts at no

cost. Suburb-level history and downloads are paid.

Professional providers, mostly paid or enterprise

Cotality (formerly CoreLogic), the authoritative home value indices and automated

valuations. The figures in this guide are sourced here. Enterprise contract.



Domain, suburb performance statistics, demographics and rental estimates. Has a

developer tier, with commercial terms.

PropTrack (REA Group), prices, market activity and valuations. Business-to-business

and enterprise.

SQM Research (subscription), granular vacancy and rent history for those who need the

detail programmatically.

READ  T H E D ATA H O N ES T LY

"Live" is relative. The Census is five-yearly; regional data is usually quarterly;

building approvals monthly; suburb medians are typically monthly or quarterly

aggregates. Very little is truly real-time.

Modelled small-area estimates are volatile. One quarter's move in a single suburb

can be noise.

Commercial data carries licensing terms that restrict storage and re-publishing.

Read them before you rely on or share the figures.

Treat heavily marketed "new" data products with caution until they are

independently verified.

The practical takeaway: you can build a strong, honest picture of a suburb for free from

public sources, and the paid providers earn their fee mainly on granular, current, suburb-

level valuations and indices. Knowing which is which keeps your research both rigorous

and affordable.



About PROPERTY SCORECARD

This guide was prepared by PROPERTY SCORECARD. Here is what we do, and the one rule the

whole business is built around.

T H E O N E L I N E

We make our money from the report, not the transaction. We are paid the same

whether the verdict on a property is proceed or avoid, and that indifference to the

outcome is the entire product.

What we do

PROPERTY SCORECARD exists to take the conflict of interest out of property due

diligence. We are independent of any sales channel. No agent, developer, or commission

sits behind our verdict, so we have nothing to protect except being right. We turn scattered,

hard-to-reach data into a single defensible call on a specific property: whether the price is

supported, whether the fundamentals stack up, and what risks a buyer cannot easily see for

themselves.

The three voices in a purchase

When someone buys a property they hear three voices, and it is worth being honest about

whose side each one is on.

The selling agent acts for the vendor. The legal duty, the commission, and the next listing

all point the same way: a sale, at the top of what the buyer will pay. The information the

agent holds is usually genuine, but it reaches the buyer selectively. What helps the sale gets

told. What does not gets left out, and silence is not a lie, so the buyer never learns what was

withheld.



The buyer's own research is the most compromised voice of all. By the time most people

are researching a property, they have already decided they want it. The research stops being

a test and becomes a search for permission. Supporting data gets noticed; contradicting

data gets explained away.

PROPERTY SCORECARD is the only voice in the room with no stake in whether the buyer

proceeds. We have never seen the kitchen, so we cannot fall for the property. We can test

the case instead of defending it.

What you are actually buying

Put plainly, you are paying for someone to try to talk you out of it: rigorously, with

evidence, and with no reason to flinch. Every other voice has a reason to keep the deal

alive. We are built to find the reason a purchase should not proceed and to state that reason

even when it is unwelcome. If the property survives the test, you proceed with earned

confidence rather than borrowed enthusiasm. If it does not, you have avoided the most

expensive mistake in the process.

The second thing you get is calibration. We are the repeat player on your side. We have

read the comparable sales the agent did not volunteer, we know what a normal vendor

discount looks like in that market, and we apply the same institutional method to a single

purchase that you will make only a few times in your life.

How the call is made

A verdict is only worth trusting if the method behind it is sound. Five disciplines hold ours

together.

Evidence is graded, not pooled. A verified sale outranks an unverified one, and an

automated estimate is only ever a cross-check, never the anchor.

Verdicts are capped, not averaged. A weak reading on any one measure caps the result.

A fail is never blended up into a pass on the strength of a good growth story.



One report, one verdict. The same conclusion runs from the front page to the last, word

for word.

Bias is surfaced, not buried. We ask what the data is hiding, and we keep the

inconvenient evidence in the report rather than quietly dropping it.

Every claim is sourced, every inference flagged. Where something is inferred rather

than verified, we label it and state how to confirm it.

And we never fabricate or estimate silently. A polished but invented figure is worse than no

figure, because it buys false confidence. Where there is a gap, we flag it rather than fill it.

The cost of getting it wrong

A full report is a small fraction of one per cent of a typical purchase price. A calibration

error, overpaying by a couple of per cent because agent pressure could not be weighed or

because optimism filled a data gap, runs to many multiples of that. Property is a low-

frequency, high-consequence, hard-to-reverse decision. That is exactly the kind of decision

where an indifferent second opinion is most worth having, and exactly the kind people most

often make on emotion and pressure.

Where we stop

We are deliberate about our lane, because staying in it is what keeps us independent. We

render a verdict on the property and the numbers. We do not give financial, tax, legal, or

credit advice, and we do not carry your full financial picture. Serviceability, ownership

structure, tax position, and portfolio fit sit with you and your licensed advisers. We sharpen

the call. We do not replace your judgment or your professionals, and we will never imply

that we do.



Research first. Then invest.

Before you commit to a property, get an independent PROPERTY SCORECARD report: a read

on the price, the fundamentals, and the risks of a specific property, from the one voice with no

stake in whether you buy.

This guide is general information only and does not take into account your personal objectives, financial situation, or needs. The worked

examples are illustrative, simplified, and based on stated assumptions; they are not estimates of any real property or person and not a

forecast of any outcome. Neither PROPERTY SCORECARD nor NDIS Property Australia is licensed to provide specific financial advice.

Please seek independent financial, legal, and taxation advice from a qualified professional before making any investment decisions.
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