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Executive Summary

Brisbane and Perth have been the two standout performers of the current cycle, with values in both
cities nearly doubling since 2021. Brisbane led the run, appreciating approximately 120% since the
onset of COVID-19; Perth followed a similar trajectory from a lower base, up 91% to 100% over the
same window, after a prolonged 2008—2020 stagnation period that had left the city deeply
undervalued relative to income.

Property Scorecard's research view is that both markets are now transitioning out of boom conditions
and into a cooling, more selective phase. Listings are rising, days-on-market are extending, and
investor activity is easing back from its peak in both cities. The immediate catalyst accelerating this
shift is the 10 August SMSF lending deadline — we expect a pronounced pull-forward of transaction
volume ahead of that date, followed by an activity "cliff" and a genuine buyers' market opening up
through the remainder of FY26.

On balance, Property Scorecard rates Perth a selective Hold/Buy and Brisbane a Hold, with a
preference for boutique units, villas and townhouses over detached houses in both markets. Neither
city is expected to see a 20% correction, but the price points above $750,000-$900,000 in Perth and
$800,000-$ 1 million in Brisbane are the segments most exposed to stagnation as borrowing power
tightens.

HOLD (SELECTIVE BUY) — PERTH - BOUTIQUE UNITS & TOWNHOUSES $450K-$550K

HOLD — BRISBANE ‘- SELECTIVE PROFIT-TAKING ON OVERPRICED HOUSING STOCK

SELL (RECYCLE) — CONCENTRATED WA PORTFOLIOS - REDEPLOY TO EARLY-CYCLE MARKETS



The Boom-to-Buyers-Market Transition: Core Thesis

Property Scorecard's central call on Brisbane and Perth is that both markets are moving through the
same structural sequence: an extended, largely investor-and-migration-led boom, followed by a
policy-driven cooling event, followed by a window of genuine buying opportunity. The thesis rests on
four observations.

1. Two cities, one cycle, offset by roughly 12—18 months

Brisbane's re-rating began first and has now run for five to six years, taking total appreciation to
approximately 120%. Perth's surge is the more recent of the two, catching up from a decade-plus of
stagnation to deliver 91-100% growth since 2021, including a striking 22.5-23.9% increase in the
twelve months to mid-2025. Because Perth entered its acceleration phase later, Property Scorecard's
view is that it retains marginally more upside in the immediate term — but both cities are now
exhibiting the same late-cycle signals.

2. Supply is normalising off record lows

Perth's listing volumes bottomed at roughly 2,700-3,000 earlier in the cycle and have since risen
19.3%, with days-on-market extending from 8-9 days to around 15. Vacancy remains extremely tight
at 0.4-0.5%, tighter even than Brisbane's, but the direction of travel — more stock, slower absorption
— is unambiguous. Property Scorecard treats this as the clearest evidence that the panic-buying phase
of the cycle has passed in both markets.

3. Taxation and SMSF settings are actively reshaping investor behaviour

Recent negative gearing and CGT reform, layered on top of tightened SMSF lending rules, represent
the most significant taxation shift affecting these markets in decades. Property Scorecard is currently
observing a frenzy of SMSF transactions ahead of the 10 August deadline, concentrated in the
$750,000-$800,000 Perth price bracket where yields remain acceptable. We expect this pull-forward
to be followed by a materially quieter period once the deadline passes — the point at which Property
Scorecard expects the best buying conditions of the cycle to emerge.

4. Houses are losing their value case; boutique attached stock is not

In both cities, land-to-asset ratios on detached housing have moved out of alignment with rental return
— Perth houses above $800,000 (and Brisbane houses in the $800,000-$1 million bracket) are
commonly yielding around 4%. Property Scorecard characterises this as an "asset-rich, cash-poor"
trap: the depreciating building component now represents too much of the purchase price relative to
the underlying land value, and at a compressed 4% yield the asset no longer offers the risk-adjusted
return a growing portfolio needs. This segment no longer represents the strongest entry point in either
market. Boutique villas, townhouses and well-located units in the $450,000-$550,000 band,
particularly in Perth, are achieving yields of 5.5% or higher and represent the more durable
opportunity as the cycle matures.



PERTH — Selective Hold / Buy

RATING: HOLD (SELECTIVE BUY ON BOUTIQUE STOCK

Perth has transformed from a boom-bust, commodities-tied market into a genuinely multi-diverse
economy, supported by higher-than-Brisbane household incomes and sustained interstate and overseas
migration. Property Scorecard does not view Perth as having reached an affordability ceiling in the
way Brisbane has, but the market's exponential phase is clearly behind it.

Appreciation since 2021 91%—-100%

Growth, 12 months to mid-2025 22.5%-23.9%

Price growth, June 2025 0.1% (effectively flat — first cooling signal of the cycle)
\Vacancy rate 0.4%-0.5%

New listings [Up 19.3%, off a record low of ~2,700-3,000

Days on market Rising from 8-9 days to ~15 days

Population 2.45 million, growing 2.43%-3.1% p.a.

Preferred entry price $450,000-$550,000 (boutique units/villas/townhouses)
Segment to avoid Houses at $800,000+ yielding ~4%

Property Scorecard's positioning on Perth houses is cautious: at $800,000-$850,000-plus with yields
compressing toward 4%, the deal economics are no longer compelling relative to earlier in the cycle.
The stronger opportunity lies in boutique villas, townhouses and units, where achievable yields of
5.5%-plus in the $450,000-$550,000 range offer a meaningfully wider margin of safety than the
detached-house segment, and where Perth's superior yield profile continues to differentiate it from
Brisbane.

e Geographic caution: heavily investor-led pockets such as Mandurah, Rockingham and
Gosnells have shown an earlier and sharper slowdown than owner-occupier-driven precincts,
as concentrated rental stock encourages investors to take profit sooner. Northern coastal
pockets including Quinn's Rock and Jindalee are showing similar early-laggard signals and
warrant the same caution.

o The First Home Buyer distortion: Perth's market composition has pivoted sharply from
investor-led to First Home Buyer-dominated demand. The October 2025 surge in activity was
propelled largely by government FHB grants acting as an artificial stimulant, pulling demand
forward rather than creating durable, organic growth. As these settings are amended or wound
back, momentum in the segments they supported has been "cut dead in its tracks" — a pattern
Property Scorecard expects to repeat as further policy support is withdrawn.

e Portfolio recycling: investors with holdings concentrated in Western Australia, particularly
those with multiple Perth properties, should treat the current CGT settings as a prompt to
consider realising gains on at least one asset and redeploying capital into a market earlier in
its cycle — the kind of market where, in plain terms, there is currently "blood in the streets"
rather than a fully-priced boom.

e Subdivision: where achievable, subdivision opportunities allow value to be manufactured
rather than relying solely on further market appreciation — Property Scorecard's preferred
approach for investors wanting to stay engaged with WA.

e Premium band caution: the $750,000-$900,000 bracket is the segment Property Scorecard
expects to stagnate as borrowing power tightens, rather than correct outright.



BRISBANE — Hold

RATING: HOLD (SELECTIVE PROFIT-TAKING

Brisbane's cycle is more advanced than Perth's, and Property Scorecard's assessment is that value is
now difficult to find across houses, townhouses and units alike. At approximately 120% cumulative
growth since COVID-19, land-to-asset ratios across much of the market have moved out of alignment
with underlying value, and the case for fresh acquisition at current pricing is weak.

e Cycle position: Brisbane has run for materially longer than Perth and, in Property Scorecard's
view, requires a genuine cooling-off period before it can resume sustainable growth.

e Existing holdings: absent a specific need to sell, this is a Hold rather than a Sell — Property
Scorecard does not anticipate a 20% correction, but does expect the $800,000-$1 million
bracket in particular to stagnate for an extended period.

e New acquisition: Property Scorecard does not currently recommend fresh Brisbane
purchases at prevailing pricing; capital earmarked for new deployment is better directed
toward Perth's boutique segment or toward markets genuinely at the start of their cycle.

e Policy distortion: the first home buyer grant materially pulled forward demand into an
already-stretched market; its withdrawal, combined with negative gearing and CGT reform,
has contributed directly to the current stalling of momentum.

The Verdict: Perth Edges Brisbane

Weighing supply-demand dynamics, household income levels and remaining cycle runway, Property
Scorecard's short-to-medium-term preference is Perth over Brisbane — narrowly. Perth's tighter
vacancy, higher average incomes and later entry into its growth phase give it marginally more room to
run than Brisbane, which Property Scorecard regards as a longer-term solid performer currently in
need of a consolidation period. In short: there is still some "juice in the lemon" left in Western
Australia — but the era of buying anything and everything across either market is over, and
outperformance from here depends entirely on selective asset selection.

This is a relative call, not an absolute one: neither market is being recommended for aggressive new
acquisition of detached housing stock at current pricing. The preferred posture in both cities is to hold
existing well-positioned assets, direct any new Perth capital toward boutique units, villas and
townhouses rather than houses, and treat the post—10 August period as the likely window for
improved buying conditions as the SMSF-driven frenzy subsides.



Applying This to Your Portfolio

Property Scorecard's Perth/Brisbane framework is a starting lens, not a substitute for individual

portfolio analysis. The right call for any specific holding depends on entry price, structure (personal
name, trust or SMSF), cash-flow buffer and time horizon.

SMSF investors: the 10 August deadline is a hard constraint on timing, not a reason to
compromise on asset selection — boutique, higher-yield stock remains preferable to
stretching into a $800,000-plus house for the sake of meeting the date.

WA-concentrated portfolios: current CGT settings favour considering a recycle of at least
one asset into an earlier-cycle market, particularly where the existing portfolio is unable to
progress further without additional serviceability.

Brisbane holders: this is a Hold, not a Sell, for owner-occupiers and long-term investors;
those specifically overweight units, where the recent run has been most extreme, are the
cohort Property Scorecard would most actively consider trimming.

Investors holding outside these two markets: the same framework — vacancy rate, days-
on-market trend, taxation exposure and land-to-asset ratio — can and should be applied to
assess any existing holding, regardless of location.

Important Information

This document has been prepared by Property Scorecard for general informational purposes only and does not constitute
personal financial, taxation, legal or investment advice. It does not take into account the objectives, financial situation or
needs of any individual reader. Property markets are inherently uncertain and forward-looking statements — including
projected rental growth, vacancy trends and capital growth estimates — represent Property Scorecard's research view at
the time of publication and may not eventuate as described. Past performance is not a reliable indicator of future
performance.

Readers should seek independent, personalised advice from a licensed financial adviser, mortgage broker, and qualified
accountant before making any investment decision, including decisions to buy, hold or sell property assets or to rely on
negative gearing, depreciation, SMSF lending settings, or government deposit-guarantee scheme settings, all of which
remain subject to change by government at any time.

@| PROPERTY SCORECARD

PROPERTY INVESTMENT SCORECARDS & STRATEGY REPORTS

www.propertyscorecard.com.au



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.

THE ONE LINE

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.




