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• Providing a fi nancial contribution directly to 
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At the start of 2024, it seemed 
we’d reached the end of the rising 
interest rates cycle and there was 
a sense of calm returning to the 
real estate landscape. Despite 
this, some commentators had an 
overly pessimistic outlook for the 
sector. They felt that stubbornly 
high inflation and economic 
uncertainty would adversely 
impact property values this year. 

We at Accrue, however, prefer 
to base our forecasts on 
evidence. Our analysts rely on the 
numbers, the application of 
experience and an understanding 
of well-established fundamentals. 
On that front, the data couldn’t 
have been clearer. A sustained 
period of overwhelming demand, 
fuelled by immigration and rental 
unaffordability, was up against 
tight supply across most 
population centres. We said at 
the time capital gains and rental 
growth seemed inevitable.

And that’s exactly what came to 
pass in most markets this year. 

The challenge, however, is also 
understanding the nuances of 

location and property. Suburb and 
asset selection are the keys to 
success. We want to find those 
investments that will outperform 
the rest of the market. In that 
respect, we remain one of the 
most successful advisories in 
Australian real estate.

Our winter issue of Accrue 
Magazine marks the start of the 
new financial year with a feature 
article every property investor 
must read. We not only reflect on 
markets to date, but also look at 
what’s to come and identify the 
windows of opportunity opening 
right now. 

As you’ll read, we’re in a 
precious moment where those 
who buy now for long-term gain 
will be among the nation’s most 
successful investors.

The journey to achieving your 
dreams begins with a single step, 
an adage vividly illustrated by this 
issue’s investor couple, Adam and 
Jess. Their first investment is one 
of the most incredible growth 
stories our advisors have come 
across. Read how they’ve enjoyed 

exceptional returns in just two 
years, and the foundation for 
wealth they’ve now established.

We also detail another four 
property hotspots from across 
the nation with outstanding 
metrics for investment success. 
These suburbs look set to be 
among our best choices yet.

Our regular property clock, 
market cycle and data deck are 
here as well. The data pages 
contain just a small portion of the 
information we rely on as 
property experts. Knowing how to 
source, assess and interpret the 
evidence is key – and it’s 
something our teams do 
successfully time after time.

So, don’t let today’s golden 
opportunities pass you by! A 
well-chosen investment will yield 
exceptional results, but it won’t 
happen unless you take 
advantage of today’s prime 
conditions and act.

JASON NEVINS
CEO

W e’ve just entered the new 
financial year and I’m 
proud to say our positive 

predictions from back in January have 
become reality.
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New year, new you, 
new opportunities

The clock has just ticked over into a new fi nancial year. 
So, how has the market been tracking and what should savvy 

investors be doing to boost their chances of exceptional returns over 
the coming 12 months and beyond?

JASON NEVINS
CEO

Feature Story

L  et’s kick off with some 
retrospective analysis, 
because understanding 

the past allows for smarter 
decisions about the future.

Six months ago, we detailed 
our property market outlook for 
the first half of 2024, projecting 
strong growth in prices. Here at 
the midway point of the year, it’s 
clear we were right.

Demand for housing remains 
at incredible highs while supply 
of new dwellings isn’t shifting 
much, putting pressure on price 
growth. Rental markets are 
constrained, prices are rising 
ever higher, and the number of 
people looking for a home to 
rent is skyrocketing.

With the new financial 
year here, what kind of scenario 
are we looking at throughout the 
next six months and
beyond?

We think the outlook is equally 
rosy for investors, with a range 
of factors – from demand and 

supply to interest rates – making 
now the perfect time to act.

DEMAND REMAINS 
HIGH

If you head along to an open-
for-inspection on any given 
Saturday in most parts of the 
country, you’ll notice a persistent 
trend at play.

Those looking to buy remain 
in high numbers, flocking to 
properties that are on the 
market in hopes of making one 
of them their own.

Supply levels have increased 
steadily over recent months, 
with the number of homes being 
listed finally increasing after a 
near two-year lull.

But demand is still far 
outweighing supply, putting 
upward pressure on prices.

“With housing supply unable 
to meet demand, national home 
prices have cycled through 17 
consecutive months of growth 
to hit a fresh peak in May,” 

PropTrack senior economist 
Eleanor Creagh said. 

“Prices are now 6.68 per 
cent above May 2023 levels 
and up 9.58 per cent from 
their December 2022 low.

“Despite a rise in the number 
of homes for sale this year, 
strong population growth, 
tight rental markets, and 
home equity gains continue 
to bolster strong demand.”

Cost-of-living pressures 
and high interest rates aren’t 
deterring many buyers, who 
are “determined to get their 
foot in the door of home 
ownership”, CoreLogic research 
director Tim Lawless noted.

“Demand for housing in 
Australia remains extremely high 
in many areas, 
particularly with the added 
pressure of record high migration 
levels, persistently tight rental 
conditions and an 
undersupply in dwellings,” 
Mr Lawless said.
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A POPULATION BOOM
Australia is growing rapidly, 

with a mammoth population 
increase of 624,000 in 2023, 
bringing the total resident 
base to 27 million in January.

That’s the equivalent of 
adding the whole of Tasmania 
in a single year and marks the 
largest increase on record.

Back in 2022, the federal 
government released its very 
first Intergenerational Report, 
looking at what the coming 
decades would hold 
for the country.

But its forecast for 
population growth 
was wildly off the 
mark. Twenty-two 
years back, it wasn’t 
thought the population 
would hit more than 
25 million until 2042.

The bulk of last 
year’s increase was 
thanks to immigration.

Each year for the 
decade before Covid, 
the average net 

migration rate – that is, the 

number of foreigners arriving 

minus those leaving – was 

about 215,000 annually.

In 2023, net migration sat 

at a whopping 518,100, which 

is about double the trend 

and was well beyond any 

modelling. Throughout this 

year, expectations are that net 

migration will be lower, 

but still high, at about 300,000. 

“There are many benefits of 

population growth in the forms 

of economic growth, lowering 
the age profile, increase in 
consumer demand, innovation 
and increase in highly skilled 
workers,” demographer 
Mark McCrindle, founder of 
McCrindle Research, explained. 

“However, this growth does 
pose challenges as well… on 
housing affordability, rental 
shortages and infrastructure 
bottlenecks.”

Based on current population 
trends, an estimated 220,000 

new homes are needed 
each year just to keep 
pace, Diana Mousina, 
deputy chief economist 
at AMP, said.

“But dwelling 
completions, which are 
indicative of housing 
supply, [were about] 
175,000 in 2023,” Ms 
Mousina said.

“Current building 
approvals, which 
are a sign of future 
completions, are 
running close to an 

SURGING AUSTRALIAN 
NET IMMIGRATION

ANNUAL GROWTH 
YEAR TO MAY 2024, ALL DWELLINGS
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Dwelling units approved (a)

a. Trend break added to 'Total dwelling units approved' trend series for February 2021

Source: Australian Bureau of Statistics, Building Approvals, Australia May 2024

Seasonally adjusted Trend

May
-09

May
-10

May
-11

May
-12

May
-13

May
-14

May
-15

May
-16

May
-17

May
-18

May
-19

May
-20

May
-21

May
-22

May
-23

May
-24

12,500

15,000

17,500

20,000

22,500

25,000

no
.

Dwelling units approved (a)

a. Trend break added to 'Total dwelling units approved' trend series for February 2021

Source: Australian Bureau of Statistics, Building Approvals, Australia May 2024

Seasonally adjusted Trend

May
-09

May
-10

May
-11

May
-12

May
-13

May
-14

May
-15

May
-16

May
-17

May
-18

May
-19

May
-20

May
-21

May
-22

May
-23

May
-24

12,500

15,000

17,500

20,000

22,500

25,000

annualised figure of 160,000, 
which means the outlook 
for housing supply remains 
very challenging, despite the 
government targets to lift it.” 

BILLIONS BEING 
SPENT

The federal government has 
made housing its main policy 
focus, committing a staggering 
$32 billion to a range of 
initiatives to boost supply.

Put simply, the government 
recognises that a supply crisis 
needs serious investment and 
is prepared to do whatever 
it takes to support the 
construction of new homes.

“We have a housing shortage 
in this country, but there's 
no shortage of investment or 
commitment or enthusiasm 
from the Albanese Government 
or from the private sector,” 
Treasurer Jim Chalmers said in 
late May.

“Big investments in 
housing, big investments in 
infrastructure. All of these 
billions of dollars are a vote of 

confidence in the future of one 
of the most important parts of 
our national economy.”

Among the major measures 
is the goal to build 1.2 million 
new homes across the country 
over the coming five years, with 
the federal government offering 
incentives to get activity going.

As part of a national 
agreement, states and 
territories will overhaul 
planning laws to allow homes 
to be built quicker and in 
places where people want to 
live and work.

The federal government is 
offering up billions for programs 
to help Australians buy their 
first home, including the Home 
Guarantee Scheme.

And it’s shown a keen 
willingness to work with the 
private sector by backing the 
build-to-rent sector.

In all, it’s clear the 
government is committed to 
housing, which is good news 
for those considering investing 
their money in bricks and 
mortar.

BUT PROGRESS WILL 
BE SLOW

Those would-be investors 
fearing a sudden influx of 
hundreds of thousands of new 
homes into the supply pipeline 
might derail their ambitions 
need not worry.

While tens of billions of 
dollars are indeed being spent, 
Rome – or Australia – wasn’t 
built in a day.

“Commitments by the federal 
and state governments to 
deliver more housing have been 
welcomed,” PropTrack senior 
economist Paul Ryan said. 

“But there remain doubts that 
enough homes can be built to 
ease conditions for renters in 
the near term.”

Australian Bureau of Statistics 
data shows just 170,000 new 
homes were built across the 
country last year.

That’s well below the 240,000 
new dwellings each year 
needed for the government to 
hit its target of 1.2 million new 
homes in five years’ time.

Feature Story

DWELLING UNITS APPROVED

So
ur

ce
: A

BS

WINTER 24  |  accruerealestate.com.au  6



STILL GROWTH TO 
COME

There is sometimes a 
perception that a period of 
strong property price growth 
must surely precede a sharp 
decline in values.

Some believe that there’s only 
so high prices can go before 
they must come down again.

But even if that was true 
– and there’s no evidence 
to suggest it is – analysis of 
the past few years of market 
movements indicates there’s 
still plenty of fuel in the tank.

CoreLogic looked at real 
estate prices two years before 
the Reserve Bank began hiking 
interest rates as well as the 
two-year period after.

Across the country, values 
have only risen by 2.8 per cent 
since April 2022, compared to 
an astronomical 31.7 per cent 
surge in the two years prior. 

How can that be?
In the early phase of the 

rising rates cycle, there was a 

7.5 per cent fall in home prices 
at a national level between 
May 2022 and January 2023, 
CoreLogic research director Tim 
Lawless explained.

Since the start of last year 
when the market bottomed out, 
prices have risen again every 
month to be 11.1 per cent higher.

“The perception might be that 
property values are continually 
increasing but we can’t forget 
the short and very sharp 
downturn that occurred in the 
immediate aftermath of the 
first rate increases,” Mr Lawless 
said.

“Since the market bottomed, 
there’s been 15 consecutive 
monthly increases in values 
nationally, but that performance 
is not indicative of the entire 
market. 

“Underneath the headline 
figure there’s significant 
diversity in the housing 
market’s performance.”

For example, while home 
prices have skyrocketed by 25.7 

per cent in Perth, they’ve fallen 
by 11.2 per cent in Hobart.

“Such a discrepancy in growth 
rates highlights the diversity of 
market conditions over the past 
two years,” Mr Lawless said. 

“This reflects the complexity 
within local markets. While 
some cities have exhibited 
resilience driven by robust 
economic fundamentals and 
housing demand, others have 
grappled with factors such 
as higher supply, affordability 
constraints and weaker 
demographic trends.”

There are a few important 
lessons to be gleaned from 
these observations, the first 
being that the “exploding 
growth” narrative isn’t reflective 
of the entire situation.

The second is that there is 
no single property market in 
Australia, but multiple markets 
– and often times, markets 
within markets.

And the third is that in many 
cases, there’s plenty of growth 
that’s still to be realised.  

Feature Story

LISTING VOLUMES
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Feature Story

A STEADY RATES 
OUTLOOK

It increasingly seems the 
period of interest rate hikes by 
the Reserve Bank is behind us, 
as inflation moderates and the 
economy cools to sustainable 
levels.

“The stable interest rate 
environment has also been a 
driver of confidence among 
buyers and sellers,” PropTrack 
senior economist Eleanor 
Creagh said. 

The current official cash rate 
of 4.35 per cent has stayed on 
hold throughout 2024, after a 
number of increases that took 
it from an historic low of just 
0.1 per cent.

Economists at Australia’s big 
four banks believe we’ve hit a 
peak and won’t see any further 
hikes.

Instead, they agree we’re 
likely to see the first of several 

interest rate declines by the 

end of the calendar year, or 

early in 2025.

ANZ expects the first rate cut 

in November, before several 

more bring the official cash rate 

to 3.6 per cent by mid-2025.

The Commonwealth Bank also 

tips November as the beginning 

of the rate cut cycle, with a 

figure of 3.1 per cent likely by 

the end of next year. NAB and 

Westpac both have the exact 

same forecast.

In its Statement on Monetary 

Policy released in May, the 

Reserve Bank noted that 

inflation continues to fall, albeit 

more slowly than it would like.

This indicates a preference 

to keep rates on hold, stay the 

course, and be patient while 

inflation returns to its target 

range of two per cent to three 

per cent.

It forecasts inflation to be 

about 3.8 per cent by the end 

of 2024.

TIPPING THE NEXT 
BOOM

When interest rates begin 

to fall, it’s likely we’ll see a 

confidence-induced frenzy 

when it comes to homebuying.

For one, buying a home will 

become more affordable – not 

because prices have dropped, 

but because the cost of 

mortgage repayments will ease.

Consider it this way. According 

to the Reserve Bank, the 

average owner-occupier with 

a mortgage is on a standard 

variable home loan rate of 6.38 

per cent. If the big four banks’ 

forecasts are correct, that will 

fall to as low as 5.1 per cent by 

the end of next year.

Based on the average 

mortgage size in Australia right 

now of $624,000, that would 

slash about $550 per month off 

the cost of repayments. 

That’s a whopping $6600 

per year more in a typical 

borrower’s pocket.

On top of that, an average 

person’s borrowing capacity 

will increase, meaning they can 

comfortably take out a bigger 

mortgage.

In addition, confidence will 

only improve further as it’s 

made clear that the latest era 

of higher interest rates is over.

Month CBA 
Forecast

Westpac 
Forecast

NAB
Forecast

ANZ
Forecast

NOV 24 6.13% 6.13% 6.13% 6.38%

DEC 24 6.13% 6.13% 6.13% 6.38%

JAN 25 6.13% 6.13% 6.13% 6.38%

FEB 25 5.88% 5.88% 5.88% 6.13%

MAR 25 5.88% 5.88% 5.88% 6.13%

APR 25 5.88% 5.88% 5.88% 5.88%

MAY 25 5.63% 5.63% 5.63% 5.88%

JUN 25 5.63% 5.63% 5.63% 5.88%

JUL 25 5.38% 5.63% 5.63% 5.88%

AUG 25 5.38% 5.63% 5.38% 5.38%

SEP 25 5.38% 5.38% 5.38% 5.88%

OCT 25 5.38% 5.38% 5.38% 5.88%

NOV 25 5.13% 5.38% 5.13% 5.63%

DEC 25 5.13% 5.13% 5.13% 5.63%

AVERAGE INTEREST RATES BASED 
ON BIG FOUR BANKS’ PREDICTIONS
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RENT PRESSURES TO 
PERSIST

Finding a rental property at 
the moment is a tough task, 
with vacancy rates – that is, 
the proportion of all leased 
dwellings currently on the 
market – sitting at one per cent 
in most parts of the country.

As a result, prices continue 
to rise sharply in most areas, 
PropTrack senior economist 
Paul Ryan said.

“After a long period of 
modest rental increases before 
the pandemic, pressures 
from changing preferences, 
smaller household sizes and 
volatile population growth 
have increased the demand 
for housing over the past two 
years,” Mr Ryan said.

“At the same time, the 
pandemic disrupted supply 
chains and made building more 
homes difficult. 

“This resulted in rapid rent 
growth, with capital city rents 
growing more than 10 per cent 
per year for most of the time 
since early 2022, peaking at an 
annual pace of more than 20 
per cent in early 2023.”

The pace of rent price 
increases has slowed 
somewhat since early last 
year, but even so, typical rents 
across the capital cities are 
still up 9.6 per cent over the 
past year, he said. 

Another factor adding to 
rental demand is that first-
time buyers who want to buy 
are being caught in the leasing 
cycle for longer.

Saving a deposit is taking 
longer because they’re paying 
more in rent, all while property 
prices continue to rise.

A TIME TO REFLECT
The start of a new financial 

year provides the perfect 
opportunity for wise investors 
to pause and take stock.

How are you tracking on your 
goals? What hurdles did you 
face in the past 12 months and 
how did you face them? 

How does the year ahead look 
for you?

It’s also a great time to review 
your real estate investment 
portfolio to examine its 
performance during a unique 
period in property markets.

But that’s just the beginning 
of your portfolio check-up.

Reviewing your portfolio isn’t 
just about the raw numbers of 
individual properties, but also 
about reflecting on your current 
and future goals.

Where are you in your 
investment journey? Is your 
portfolio helping to get you 
there or are you stuck in 
neutral?

And most importantly, have 
your goals shifted and do you 
need to adjust your investment 
focus accordingly?

TACKLE THIS TO-DO 
LIST

It’s surprising how many 
investors settle on a property 
and then move on, barely 
giving it a second thought even 
as things shift swiftly around 
them.

Take finance arrangements. 
Even though interest rates 
are high right now, intense 
competition among the banks 
means there are some enticing 
deals on offer.

For those who haven’t 
reviewed their borrowing 
arrangements recently, the new 
financial year is the perfect 
time to take their temperature.

Lenders are pulling out all 
the stops to nab new business, 
including discounted interest 
rates, introductory offers and 
even cash back bonuses.

The new financial year is also 
a great time to examine your 
taxation structures to ensure 
you’re making the most out of 
investor benefits.

This includes getting 
depreciation schedules done 
for your properties, which 
essentially allow you to claim 
the gradually declining value of 
fixtures, fittings and equipment 
within them. Talking with an 

Here are some basic 
questions you should seek to 
answer.
►  1. What’s your cash flow 

position look like?
►  2. Are your current rent 

prices reflective of market 
expectations?
►  3. What’s your capital 

growth position look like, and 
what’s its future potential?
►  4. Are there opportunities 

to add value?
►  5. Are there opportunities 

to reduce costs or streamline?
►  6. Are you si�ing on any 

untapped equity?
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expert about your negative 
gearing structure is also 
worthwhile.

Some investors choose to 
conduct a pest inspection each 
year to ensure they’re on top of 
any potential nasties that can 
prove costly in the long run.

Some also opt to conduct a 
full building inspection, similar 
to what you would undertake 
when purchasing, every three 
to five years. These can identify 
any maintenance issues that 
are often cheaper to nip in the 
bud early.

The idea of set and forget 
investments is nice but they’re 
rarely realistic. It’s important to 
keep a close eye on your assets 
to ensure they’re working for 
you and helping you to get 
where you want to be.

IS IT TIME TO ACT?
Right now, there are some 

exceptional opportunities to 
start your investment or add to 
your portfolio.

High demand, constrained 
supply, incredibly tight rental 
markets and few signs any 
of those things will change 
anytime soon mean it could be 
a great time to act.

But where should you buy? 
What areas offer the best 
opportunities in the next year 
ahead? And what type of 
dwelling should you put your 
money behind?

It’s important to be clear 
about your goals and what you 
hope to achieve by investing 
in bricks and mortar, and then 
choose assets that meet your 
needs.

Doing your homework is 
no easy feat. To start with, 
you need to be across the 
current and past performance, 
demographic changes, 
infrastructure investment, 
rental market, gentrification, 
planned supply, zoning and 
planning overlays of an area.

Multiply that huge amount 
of research by several suburbs 
you’re looking at and it equals 
plenty of your valuable time. 
But that’s what making an 
informed investment decision 
requires.

That’s why enlisting the help 
of experts to guide you along 
your investment journey is 
worth considering. You can 
lean on their knowledge and 
experience to maximise your 
asset’s potential and help 
achieve your goals faster.

Feature Story

PERCENTAGE INCREASE 
ON MEDIAN ADVERTISED RENTS
MARCH QUARTER 2020 to DECEMBER QUARTER 2023
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Analytics

Australian Property Cycle
We believe that the market is in the seven to eleven o’clock range where it's currently 

experiencing growing confi dence, price rises, undersupply and rising valuations.

WINTER 2024

At Accrue, we recognise the 
importance of understanding the 
current stage of the property 
market cycle to provide our 
clients with the most relevant 
and accurate advice. The 
property cycle, which comprises 
12 segments representing 
different cycle stages, is a 
valuable tool for assessing 
market conditions.

Based on our analysis, we 
believe that the market is in the 

seven to eleven o’clock range 
where it's currently experiencing 
increased confi dence, rising 
prices, undersupply of stock and 
rising valuations.

This signifi es a prime time to 
invest in property as it suggests 
we are in a growth period. 
Predictions are that mortgage 
rates will drop in the near 
future.

If this is the case, then we 
are set to see a rise in property 

prices. If you are considering 
investing, now is the time before 
the surge.

 As a trusted partner, Accrue is 
committed to helping our clients 
fi nd the perfect investment 
property to suit their needs and 
goals. Our team of experts has 
a deep understanding of the 
property market and can provide 
tailored advice and solutions 
to meet our clients' unique 
requirements.
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Client Profi le

It’s just the beginning
Ballarat locals Adam and Jess have kicked off  their investment journey 

with an asset that’s exceeded all expectations while establishing 
a foundation for a very comfortable future.

There are people who seem 
to be a great fit in this world 
and Adam and Jess fall into that 
category. Adam said since their 
eyes met across the room at a 
friend’s wedding back in 2008 
they’ve been inseparable.

Adam, a 43-year-old bus driver 
and part-time panel beater, said 
the lights of his life are Jess and 
their two gorgeous kids.

Jess, 41, works as a teacher 
aide. Together they’re hard-
working Australian folk simply 
looking to create a happy life for 
their family.

“Jess is an absolute goer. She 
travelled before I met her and 
worked all around the place, 
like Ayers Rock where she was a 

housekeeper. Any type of work 
she could get when she travelled 
she’d take on.”

Adam’s initial step in property 
ownership began the year before 
he and Jess met. He’d bought a 
block of land in Ballarat in 2007 
and utilised a first homebuyer’s 
grant of $30,000 to build a home 
which was completed in 2009.

“We still live in it.
“My father is a builder and me 

being a panel beater – I know 
how to weld – so we did all the 
exterior stuff with driveways, 
landscaping, fencing and other 
bits of labour. It’s slower but 
cheaper to DIY. It cost $80,000 to 
buy the land and the build was 
$180,000.”

He said the house is worth 

close to $700,000 today.

“It’s a huge asset compared to 

where we started from.”

Despite their easy-going 

natures, it’s obvious the couple 

knows how to knuckle down and 

focus on their ambitions.

“We always said goal number 

one was to squash the home 

mortgage. We decided not to 

worry about superannuation or 

planning for the future until we 

got rid of that. We work pretty 

hard at it too – I did the old trick 

of working at one place then 

driving to another for a couple 

of hours night work before I got 

home.
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Client Profi le

“It took about ten years to 
crack but we got the loan to 
zero owing.”

There they were with plenty 
of equity, a growing family and 
their whole lives ahead of them. 
Some people might rest 
on their laurels at this 
point, but Adam and Jess 
wanted to ensure they 
were comfortable come 
retirement years, so they 
got busy getting educated 
on investing and the 
market.

“We got interested in 
a few things like The 
Barefoot Investor book. 
That gave a good 
grounding in 
personal 
finances. 
We 
started 
thinking that 
we’d built a good 
nest egg up with 
our home and we could 
always borrow money on 
the back of that.

“We did some online research 
too – there was a lot of 
Googling!”

Adam said they thought hard 
about what life might be like if 
they could comfortably retire 
between 60 and 65.

“We know people retire at that 
age on a pension, but we didn’t 
want to rely on the pension 
because they keep pushing back 
the age for that.”

He said that while there would 
be travel in their future, they 
also wanted to enjoy life now 
so finding a way to build wealth 

while not totally compromising 

on their current needs was a 

challenge too.

Adam said their chance to 

invest really came to the fore 

when they were referred to 

Accrue and decided to see what 

was on offer.

“We arranged to have a 

meeting with Curtis at Accrue 

who did a presentation – it was 

a pre-COVID, face-to-face 

meeting in Melbourne. 

We drove down for the 

day and listened to 

what he had to say.”

Curtis showed them 

how they could invest 

in property to grow 

wealth while factoring in 

all the things that could 

impact their plans.

After the meeting, 

Adam and Jess spent 

two weeks considering 

what they’d heard from 

Curtis before deciding 

to take the plunge and 

engage Accrue more 

formally.

“Curtis prepared three 

investment property options 

that would fit our budget and 

presented them to us. He 

had one option which was in 

Werribee, Victoria and two in 

Queensland. We were looking to 

invest around $500,000.”

Adam said the information was 

comprehensive, and they could 

see the detailed, data-based 

analysis behind the chosen 

properties.

“With all three options, they 

showed the estimated rent 

return and all the important 

numbers with insurance and 

everything along with what the 

end profit would be from each. 

“WE KNOW 
PEOPLE RETIRE 
AT THAT AGE 

ON A PENSION, 
BUT WE DIDN’T 
WANT TO RELY 

ON THE PENSION 
BECAUSE THEY 
KEEP PUSHING 
BACK THE AGE 

FOR THAT.”
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“ACCRUE HAS BEEN GREAT. WE’VE 
LOVED THEIR APPROACH TO ANALYSIS 

WHICH HAS GIVEN US THE CONFIDENCE 
TO GO DOWN THIS PATH. 

Naturally we picked the one with 
the highest return.

Adam and Jess chose a 
new four-bedroom, two-
bathroom, two-car home in a 
developing part of Greenbank 
in Queensland. He said it was 
a logical choice particularly 
given all the growth drivers in 
southeast Queensland.

“The Olympics had been 
announced for 2032, so workers 
would be needed in Brisbane. 
The weather is also great, and 
everyone seemed to be moving 
that way.

“There were a lot of facilities 
in the area too. Accrue gave 
us information about the big 
primary school being built, new 
supermarket and other services 
all positioned just around the 
corner from the house.

“The detailed statistics from 
Accrue showed it was 
a growth 
area-

they provided numbers around 
market values, rental returns, 
vacancy rates and so on.

“Another big factor we liked 
is how the area had so many 
owners as opposed to renters. 
A higher density of owners 
compared to renters is a great 
indicator of a suburb because if 
you plonk your asset in an area 
amongst a heap of other rentals, 
then only investors want to buy 
there, whereas owners want to 
live around other owners.

“We signed up to buy the 
property in July 2021 for 
$480,000 and handover was 
in October 2022. The process 
was very good. We didn’t know 
if the handbrake was going to 
get pulled because of COVID, 
but the construction period was 
smooth.

“We were tempted to 
come up to Queensland 
and have a look when they 
were building but COVID 
restrictions stopped 
us. It was hard though 
because this was our 
big investment.”

Then a trip to 
Queensland for 
their daughter’s 
cheerleading 
nationals in 
November 

2022 proved the ideal excuse for 
them to look at their asset.

“We got to see the home and 
meet our property manager 
before tenants moved in and 
it was a great feeling. The 
property manager gave us a lot 
of confidence we’d find a tenant 
and it wasn’t long before we had 
someone move in at $520 per 
week.”

Of course, we all know how 
Queensland’s rental market has 
performed since. The couple’s 
property currently rents for $600 
per week which is below what 
they could achieve according to 
their property manager.

“We’re really happy with the 
tenant so were happy to keep 
them in there for a bit less. 
We’ve had the same tenant the 
whole time – no vacancies – so 
it’s worth it to us.”

The other thing they’re pleased 
about is the property’s growth in 
value since they purchased.

“We recently did a review with 
Accrue and the home’s now 
worth about $675,000, which 
they said was a conservative 
value. We’re stoked. We haven’t 
even had the tenant in there two 
years and already it’s grown by 
around $100,000 per year from 
when we bought it.”

Client Profi le

“ACCRUE HAS BEEN GREAT. WE’VE 
LOVED THEIR APPROACH TO ANALYSIS 

WHICH HAS GIVEN US THE CONFIDENCE 
TO GO DOWN THIS PATH. 

corner from the house.
“The detailed statistics from 

Accrue showed it was 
a growth 
area-

smooth.
“We were tempted to 
come up to Queensland 
and have a look when they 
were building but COVID 
restrictions stopped 
us. It was hard though 
because this was our 
big investment.”

Then a trip to 
Queensland for 
their daughter’s 
cheerleading 
nationals in 
November 
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Adam said Accrue’s recent 

review, which updated their 

financial position and set out 

future plans, was comprehensive 

and positive. They discussed 

everything about the family’s 

needs both now and into the 

future and it’s motivating the 

pair to look toward their next 

investment.

“We’re thinking about what to 

buy next – maybe using our self-

managed super or something. If 

the next property achieved even 

half of what Greenbank did, we’d 

be happy.”

Adam said they’re booked 

in to see what else Accrue 

recommends and if all goes to 

plan, they’ll be on their way to 
another investment.

He said while they know what 
they want to achieve financially 
in the long term, they’re not 
concerning themselves with 
getting a certain number of 
properties in the portfolio or 
anything like that. They just want 
to accumulate and build their 
asset base for now in a safe, 
manageable way.

“Accrue has been great. 
We’ve loved their approach to 
analysis which has given us the 
confidence to go down this path. 
Everything is set out – costs, 
inflation, interest rates, what 
you’ll be out-of-pocket. It’s really 
comprehensive. We would never 

have even considered buying an 
investment, but the confidence 
we’ve gained with Accrue’s 
support put us over the line.

“They were well researched. 
When we saw the information 
on Greenbank with the schools, 
capital growth potential 
and level of surrounding 
development, it became clear. 
Then there was the data on 
other infrastructure in the area 
along with all the demographics 
– just really good information.

“We’ve also found Accrue very 
accessible. It’s harder to call me 
than to call them,” Adam joked.

“We definitely recommend 
their services. They’ve delivered 
everything and more.”

Client Profi le

Refer a friend and be rewarded!

Referrals are the foundation of our business, 
and we love helping family and friends. 

If you know of anyone who could benefi t 
from Accrue's services, tell us. We’ll arrange 
a no-obligation meeting to discuss their 
options. 

Simply send us their details and we’ll take 
care of the rest. 

info@accruerealestate.com.au

accruerealestate.com.au

Buy like a professional by taking 
advantage of our experience.

Our investment property 
acquisitions services span 
Australia wide.
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Property Hotspot

With about 300 days of 
sunshine each year and 
an enviable geographic 
location that combines sea, 
city and rainforest, it’s no 
wonder people are fl ocking 
to Townsville.

This bustling regional 
centre in Queensland’s 
north has seen its 
population climb steadily 
in recent years, with an 
average of 4000 people 
putting down roots each 
year. 

Formal projections indicate 
an extra 23,000 residents 
will arrive between now and 
2031, requiring more than 
1100 homes to be built each 
year just to keep up with 
demand. That has some 
experts forecasting strong 
price growth – with real estate 
agent Knight Frank tipping 
double-digit increases in the 
next year or so.

At a city level, the median 
dwelling value of $420,000 
has leapt upwards by about 
seven per cent per annum for 
the past two years. On top of 
that, rent prices have risen 
by about 10 per cent annually 
over the past few years and 
the vacancy rate is sitting at 
just one per cent.

Townsville is a hub for a 
range of industries, including 
mining, health and education, 
transportation and logistics, 
manufacturing, professional 
services and government.

A big one is the Defence 
Force, with Townsville home to 

both an army and an air force 

base, making it the country’s 

largest garrison city. It’s only 

set to get bigger too, with 

Defence positioning Townsville 

as the new army capital and 

redeploying hundreds of 

soldiers there over coming 

years.

And the government just 

announced $35 million worth 

of upgrades at both facilities.

There are other big projects 

in the pipeline that have locals 

excited, especially the mooted 

North Rail Yards urban renewal 

initiative.

The historic industrial site 

to the south of the CBD is 

set to be transformed into a 

glittering hotspot comprising 

high-density residential, 

boutique commercial, public 

spaces, and multiple cultural 

and lifestyle amenities.

Council has just gifted 

developers the land for their 

vision, bringing it one giant 

step closer to fruition.

Townsville

TownsvilleTownsville
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Property Hotspot

About six thousand people live 
within the immediate township, 
but strong population growth 
over the past decade has seen 
its surrounding resident base 
swell to more than 11,000.

Plenty of people have 
moved here from the city in 
search of a slice of the good 
life – and they’ve found it. 
Kyabram has an incredibly 
strong community spirit. It’s 
a warm and welcoming place 
for newcomers, particularly 
the number of families who’ve 
arrived in recent times. 

ABS statistics show some 
positive indicators for Kyabram. 
According to data from the 
most recent census, over 70 
per cent of residents own their 
home. This exceeds the same 
measure for both the state of 
Victoria, and nationally.

They get plenty of bang for 
their buck here, with a median 
house price of $460,000 and a 
median unit price of $357,000.

At around that median, you 
can secure good quality, lowset 

housing on decent size blocks 
– far more affordably priced 
than in some capital cities and 
with exceptionally better capital 
growth potential.

Refl ecting the growing 
popularity of this locale among 
tree-changers, the median 
house price has shot up 11 per 
cent in the past year alone. 
Rent demand has also risen and 
the median weekly house rent 
of $380 per week continues to 
tick upwards.

On top of its community spirit, 
Kyabram has a high level of 
services and amenity, including 
three public schools and one 
private, a hospital, and a good 
selection of coffee shops, 
restaurants, specialty stores 
and pubs.

An annual country music 
festival is a real drawcard for 
tourists, as is the Kyabram 
Fauna Farm – a 55-hectare 
reserve that’s home to 500 
species of plants and free-
roaming wildlife.

KyabramKyabram

Drive a few hours north 
of Melbourne to the 
Goulburn Valley and you’ll 
stumble upon the charming 
settlement of Kyabram.

The town’s position on the 
Goulburn River has provided 
unparalleled irrigation to 
local dairy and fruit farmers 
for generations now and 
those strong agriculture 
roots still run deep.

As a result, Kyabram is a 
major services hub, making 
it an economic powerhouse 
of regional Victoria.

Kyabram

WINTER 24  |  accruerealestate.com.au  17



Property Hotspot

It’s hardly surprising, given 
this is a fantastic place to 
raise children. It’s safe, friendly 
and warm, with a vibrant local 
community and more regional 
charm than you can poke a 
stick at.

The median house price is 
$650,000, which has risen 
7.4 per cent year-on-year, 
while the median unit price of 
$435,000 has nudged upwards 
by 3.6 per cent year-on-year.

That healthy growth for a 
non-metropolitan area is due 
to a critical undersupply of 
available dwellings and strong 
buyer demand.

Median house rents have 
increased by almost 10 per 
cent in the past year, showing 
how tight the market is.

ABS demographics show that 
Hervey Bay's homeowner to 
renter ratio of 67.9 per cent 
tracks above state and national 
percentages, which bodes well 
for capital growth prospects.

There are plenty of other 
highlights to be excited about.

A boom in the domestic 

tourism sector has put 

Hervey Bay on the map more 

than ever.  The local airport, 

which underwent a two-stage 

redevelopment, provides a 

direct route for visitors, with 

daily services from Brisbane 

and Sydney.

The federal and local 

governments are investing in 

a major revitalisation project, 

the centrepiece of which will 

be the $100 million library, 

lifestyle, entertainment 

and council administration 

complex.

Part of the works will see a 

major masterplan developed 

for the whole city, crafting a 

blueprint for a new cultural 

heart for the entire Fraser 

Coast.

And not far down the road, 

construction has commenced 

on a major new train 

manufacturing facility, which 

will add another string to the 

region’s economic bow.

HerveyHerveyBayBay

Before you visit this 
picturesque part of the world, 
be sure to pack your sunnies 
because the sea is a vivid 
shade of turquoise that’s 
almost blinding.

Hervey Bay, the whale-
watching capital of the world, 
has long had a reputation 
for being a bit of a sleepy 
backwater favoured by retirees.

But that’s no longer the case, 
with young families inundating 
the town – about 280 
kilometres north of Brisbane – 
in recent years.

Hervey
Bay
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DonnybrookDonnybrook

Since it was declared 
a priority growth area 15 
years back, it has totally 
transformed into a picture 
of perfect suburbia with new 
homes, peaceful streets and 
thriving neighbourhoods. 

But there’s plenty more to 
come, with the government’s 
precinct plan giving a taste of 
Donnybrook’s future, including 
bustling town centres, 
retail strips, commercial 
employment hubs, a 
community centre with library, 
and more schools, both private 
and public.

The median house price 
is $652,500 and the current 
going rent for a detached 
dwelling is $500 per week, 
which has leapt more than 11 
per cent this year.

That appealing value 
proposition is part of why so 
many young professionals 
and families are choosing to 
put down roots here, whether 
buying or renting.

Proving its commitment to 

current and future families, 

the local council just 

celebrated the completion 

of stage one of the Olivine 

Recreation Reserve. It features 

a sparkling $4.5 million 

pavilion, cricket nets, netball 

and futsal courts, a playground 

and a dog park.

Donnybrook has fantastic 

walking trails, a growing 

number of neighbourhood 

parks and playgrounds, and it’s 

not far from the spectacular 

23,000-hectare Kinglake 

National Park.

Getting to the city is a 

breeze thanks to the suburb’s 

proximity to the freeway, plus 

there’s a train station locally.

And the fantastic Craigieburn 

Central Shopping Centre is 

close by, providing easy access 

to just about everything 

residents could need or want.

The word is out, and 
Donnybrook – located north 
of Melbourne – is fi rming 
as the region's new family-
favourite destination.

Young growing households 
in search of an escape from 
the rat race, while not being 
too far from everything they 
need or want in the CBD, 
are setting their sights on 
this rapidly evolving enclave.

Donnybrook
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The Data Deck

Australian Property Clock
Our research and acquisitions team uses data and analytics to 

identify the nation's next property hotspots, keeping our clients ahead of the market. 

Please note: Property Clock positions are based on the subjective opinion of our highly informed Accrue team. They are not based on a defi ned algorithm or specifi c data points.
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Data Deck

Data Deck
Accrue is presented with thousands of property options across Australia each year. 

CORELOGIC HEDONIC HOME VALUE INDEX
CoreLogic’s analysis to 30th June shows both total returns and annual capital growth are maintaining 

a strong positive position. The annual total return on dwellings across the combined capitals was a 
staggering 12.3 per cent, refl ecting strong growth in both property values and rentals. Perth was the 
standout location once more with an incredible capital gain of 23.6 per cent for the year. Brisbane and 
Adelaide have come in second and third with their impressive double-digit results. Quarterly growth 
rates remain solid as well across both regionals and capitals and there are no signs that gains will slow 
in the near future.
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Media enquiries: media@corelogic.com

Australian homeowners gain $59K wealth boost from rising 
housing values in FY24 
Australian dwelling values increased a further 0.7% in 
June, taking growth to 8.0% across FY2023-24. This is 
the equivalent of a $59,000 increase to the median 
dwelling value in Australia, which is now $794,000.  
The annual rise was in stark contrast to the FY2022-23 
when CoreLogic’s national index was down -2.0%. In that 
year, annual growth was weighed down by a -7.5% drop 
in values in the nine months following May 2022, when 
the cash rate target started to rise.
Despite the strong annual gain, the trend growth rate 
has eased since the highs of mid-2023 when the 
quarterly rate of change peaked at 3.3%.  The most 
recent June quarter saw dwelling values rise by 1.8% 
which is roughly in line with the March quarter (1.9%) and 
December quarter last year (1.8%).
CoreLogic’s research director Tim Lawless said the 
national index has found a groove, rising between 0.5% 
to 0.8% month on month since February. “The 
persistent growth comes despite an array of downside 
risks including high rates, cost of living pressures, 
affordability challenges and tight credit policy.  The 
housing market resilience comes back to tight supply 
levels which are keeping upwards pressure on values.”
Beneath the national headline numbers the market is 
running at different speeds, but most regions are 
trending higher in value.  Melbourne and regional 
Victoria were the exceptions, with values down -0.2% 
and -0.3% respectively over the month.  Hobart has also 
shown weaker conditions, although values were 
relatively flat in June (+0.1%). Hobart joined Melbourne 
and regional Victoria recording a subtle decline in 
values over the June quarter (-0.3%) to be slightly lower 
over the financial year (-0.1%).  Regional Victoria was the 
only other broad region to record a fall in values over 
the year, down half a percent.
Strong conditions have remained a feature of the mid-

sized capitals, especially Perth where values surged 
another 2.0% in June to be 23.6% higher over the year.  
Adelaide values increased 1.7% in June to be 15.4% higher 
over the financial year and Brisbane values were 1.2% 
higher over the month and 15.8% higher over the year.
Regional markets have shown a similar trend to the 
capitals, with Regional WA leading the pace of capital 
gains with a 1.5% rise in June and 16.6% increase over the 
financial year. Regional SA and Regional Qld have also 
recorded strong growth conditions while regional 
Victorian dwelling values fell by half a percent over the 
year and regional Tasmania recorded a mild 0.7% rise.
The growth trends are reflected in advertised stock 
levels, with the strongest markets continuing to show 
a severe shortage of homes available for sale.  Over the 
four weeks ending June, the number of homes 
advertised for sale in Perth were 23% lower than at same 
time last year and 47% lower than the previous five year 
average.  Adelaide (-43%) and Brisbane (-34%) are also 
recording real estate listings that are significantly below 
average for this time of year.
On the other hand, Melbourne listings have risen to be 
14% above the five year average and Hobart listings 
have been elevated for several years, tracking 46% 
above average.
Demand side factors have also been influential, 
especially with interstate migration rates tracking well 
above average in WA, Queensland and previously SA.
Strong housing demand, despite downside factors, is 
also evident in the estimated volume of home sales.  
Nationally, the annual number of homes sold was 8.6% 
higher than a year ago and 4.8% above the previous five 
year average. The largest jump in annual sales relative 
to the historic five-year average has been in Perth, 
where the number of homes sold last year was 29% 
above average levels.

Hedonic Home 
Value Index
EMBARGOED: 0:01am, Monday 1 July 2024

Change in dwelling values
Month Quarter Annual Total return Median value

Sydney
Melbourne
Brisbane
Adelaide
Perth
Hobart
Darwin
Canberra
Combined capitals
Combined regional
National 

Index results as at 30 June, 2024

CoreLogic Home Value Index
Released 01 July 2024

Based on our extensive 
selection criteria, we narrow this 
pool down to less than 30 per 
cent which we consider worthy 
of presentation to our members.

We love statistics and data! 
Our acquisitions team utilises 
a wide range of available 
information to help unearth 
those locations most likely 

to outpace the market. It’s 
this facts-based analysis 
that ensures we are choosing 
locations and assets that will 
maximise the benefi ts to our 
members.

Our borderless approach to 
property investment sees us 
study the numbers across the 
country to identify 

data-based trends, with a 
particular emphasis on capital 
growth and rental yield.

Property is a long game. Our 
quantitative approach coupled 
with years of experience ensures 
we keep ahead of the curve 
and deliver the best possible 
outcomes from the selected 
investments.
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Data Deck

VALUE CHANGE BY 
HOUSING TYPE – 
CAPITAL CITIES

A more detailed breakdown of 
monthly values by CoreLogic for 
June reveals that the mid-size 
capitals continue to lead the 
race. Perth saw similar increases 
in both houses and units, while 
Brisbane’s and Adelaide’s results 
showed attached housing is 
outperforming detached housing 
in both markets – no doubt 
driven by affordability and fi rst 
homebuyer activity. The only 
negative results over the year 
were for housing in Hobart 
and units in the ACT. These 
numbers should bolster investor 
sentiment across the board, 
but particularly in locations 
where buyer demand is clearly 
outstripping the available supply 
of housing.

VALUE CHANGE BY 
HOUSING TYPE – 
REST OF STATE 

State-wide fi gures illustrate 
the diversity of results across 
the multiple market options 
encompassed by the term 
“regional Australia”. Comparing 
the negative results in Victoria 
to the positives in Western 
Australia vividly demonstrates 
the need for professional 
advice when choosing where 
to invest.

Source: CoreLogic

Source: CoreLogic
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STRATIFIED VALUE CHANGE
An essential element of market analysis is understanding not only how property prices are performing 

overall, but also which price points offer the best potential. This stratifi ed analysis by CoreLogic shows 
that in Perth, Adelaide and Brisbane, property priced in the lower quartile delivered greater value gains over 
the three months to the end of June 2024. Portfolios heavily invested in these price points would have 
signifi cantly outperformed portfolios comprising fewer assets with high buy-in prices.

RESIDENTIAL REAL ESTATE VALUE
The value of Australian residential property is tracked by CoreLogic monthly. This data confi rms residential 

real estate is the largest asset class in the nation, being almost three times the size of superannuation, and 
more than three and a half times greater than listed stocks. According to the analysis, Australian residential 
real estate gained $600,000 million in total value over the three months to July 2024.

7 © 2024 RP Data Pty Ltd t/as CoreLogic Asia Pacific. Proprietary and confidential

Capital cities
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#
$#
$

Residential Real Estate Underpins 
Australia’s Wealth

RESIDENTIAL REAL ESTATE

$10.8 Trillion
AUSTRALIAN SUPERANNUATION

$3.9 Trillion
AUSTRALIAN LISTED STOCKS

$3.1 Trillion

COMMERCIAL REAL ESTATE

$1.2 Trillion

NUMBER OF DWELLINGS

11.2 Million
OUTSTANDING MORTGAGE DEBT

$2.3 Trillion

TOTAL SALES P.A.

508,610
GROSS VALUE OF SALES P.A.

$459.2 Billion

HOUSEHOLD WEALTH 
HELD IN HOUSING

56.2% %
Source: CoreLogic, RBA, APRA, ASX
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SHARE MARKET VOLATILITY AND UNDERPERFORMANCE
The two charts below track ASX 200 price movements over a one-year and a fi ve-year period. Both reveal 

share market investors have done well over these timeframes, but a deep dive demonstrates the risk 
investors take with this asset class.

There is extreme volatility to contend with when investing in equities. For example, in the one-year chart, 
if you had invested $100,000 into the ASX 200 in July 2023 and sold out in October that year because the 
market appeared to be tanking, you’d have lost approximately $9000 – or nine per cent – of your initial 
investment. While those who held shares throughout the fi ve-year period might have been pleased with 
their 19.5 per cent gain, well selected property assets in prime locations would have easily outperformed 
this result. Many real estate assets have in fact seen greater than double that growth rate since 2019.

Source: Google Finance
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Source: CoreLogic

AUCTION CLEARANCE RATES
CoreLogic weekly data to 14th July reveals auction clearances tracked between 63.5 per cent and 

84.9 per cent across Brisbane, Sydney, Melbourne, Adelaide and Canberra. These are strong outcomes, 
particularly when compared to the same metric just three months ago. This most recent data shows the 
weighted average of auction clearances is now 71 per cent, up from 67 per cent in April. It's interesting to note 
solid clearance rates in select major regional centres as well (Regional SA4). 

The number of auction events has dropped compared to our April analysis. At that time there were 1985 total 
auctions across the selected cities compared to 1478 in the latest data. Auction volumes have been steadily 
falling for several months, refl ecting caution among sellers which equates to less supply. This, of course, 
bolsters the chance of real estate price growth.

Media enquiries: media@corelogic.com Property Market Indicator Summary

Property Market Indicator Summary
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POPULATION MOVEMENT
Total population change and net interstate migration fi gures are lead indicators of house price movements. 

Rising overseas migration to Australia continues to bolster housing demand. Jurisdictions with increasing 
populations often enjoy more buoyant property prices. Net interstate migration is an even more telling 
statistic. This helps identify where people are moving from, and where they’re going to.

According to the latest ABS information, Australia’s total population grew by 2.5 per cent to reach 26.97 
million people in 2023. The benefi ciaries of population movements continue to be Queensland and Western 
Australia, with most residents moving away from New South Wales. According to the ABS analysis, the net 
immigration fi gure was 547,300 people in the year ending 31 December 2023. This fi gure continues to track 
well above the long-term annual average of approximately 230,000 persons net per year.

Source: ABS
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ABS QUICKSTATS
ABS data helps pinpoint suburbs or regions with foundational price-growth potential based on a host of 

demographic data. To demonstrate, here is a small portion of the available data as it relates to one of our 
hotspots, Donnybrook in Victoria.

The information shows Donnybrook’s homeowner-to-renter ratio exceeds most other jurisdictions. Renters 
make up 20.6 per cent of residents in Donnybrook compared to the Victorian average of 28.5 per cent, and 
the national average of 30.6 per cent.

The proportion of family households in Donnybrook is also relatively strong and household income 
numbers look good for a regional centre.

All of these are positive metrics for Donnybrook supportive of property price growth but, as mentioned, 
this is just a selection of the enormous suburb-level data available for our analysis of various locations.

Source: ABS
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PROPERTY LISTINGS
SQM Research data shows total monthly residential property listings rose nationally by just 0.7 per cent this 

year. The results across all capital cities did vary wildly, however. Our three strongest markets, being Perth, 
Adelaide and Brisbane, all saw listing numbers fall by double-digit percentages. It seems that despite price 
rises, sellers remain cautious about going to market. Many will be nervous about buying back into the tight 
market or being forced to rent. The outcome is stronger property prices as limited supply butts up against 
high demand.

RENTAL VACANCY RATES
Low vacancy rates indicate a market where demand for rentals outstrips the available supply of rental 

housing, with any fi gure below two per cent deemed a tight rental market. SQM Research data shows the 
national residential rental vacancy rate sits at just 1.3 per cent, continuing the theme of tenant demand 
vastly outstripping rental supply. Adelaide remains very tight at 0.7 per cent. We do note that in comparison 
to analysis from February this year, vacancy rates have eased moderately. That said, the numbers are at 
extreme lows compared to long-term averages.

Source: SQM Research

Rental Market Steadies over Winter
Vacancy rates rise to 1.3%. 

Capital city rents rise by just 0.1%

16 July 2024

The Australian rental market for housing appears to have eased over June 2024 with a rise in 
the number of vacant rental properties across the nation. The number of rental vacancies rose 
by 4,845 dwellings to stand at 40,486 vacant rental dwellings, representing a vacancy rate of 
1.3%.

Sydney recorded a rental vacancy rate of 1.7% with 12,143 rental dwellings vacant, up from 
1.4% recorded in the previous month. Melbourne also recorded an increase in its vacancy rate 
of 1.5% from 1.3% in May 2024. From June 2023 over the past 12-month Sydney came to the 
same mark at 1.7%, while Melbourne's vacancy rate increased by 0.2% compared to June 2023.

Canberra recorded the highest rental vacancy rate out of any State and Territory at 2.1%. While 
Perth and Adelaide almost equally recorded the lowest vacancy rate at just 0.8% and 0.7% 
respectively. 

Vacancy rates in the Sydney CBD, Melbourne CBD, Canberra CBD, and Brisbane CBD all 
continued to record increases over the month of June, indicating the student demand for rental 
accommodation has peaked for the winter months and may have peaked in this cycle given the 
expected slowdown in migration rates. 

Rental vacancy rates in regional Australia were mixed. 

Sydney’s Blue Mountains recorded a tightening in vacancies to 0.8%. North Coast NSW 
recorded a rise to 1.4%. Queensland’s Gold Coast rose to 1.7% - the highest vacancy rate 
recorded on the Gold Coast since August 2020. 

Victoria’s Mornington Peninsula also rose to a vacancy rate of 1.7%. While Perth vacancy rates 
rose, most regional vacancy rates remained flat or fell for the month. Western Australia, overall 
has the tightest vacancy rates for any state or territory in Australia. 

SQM’s calculations of vacancies are based on online rental listings that have been advertised for three weeks or more compared to the total number of 
established rental properties. SQM considers this to be a superior methodology compared to using a potentially incomplete sample of agency surveys or 
merely relying on raw online listings advertised. Please go to our Methodology page for more information on how SQM’s vacancies are compiled.

Winter Lull takes Affect with Huge falls in Home 
Listings

Brisbane, Perth and Adelaide home sellers in control of market. 
9 July 2024

Key Points 

• In June 2024, the number of national residential property listings decreased by 8.3%, falling
to 231,799 dwellings from the 252,757 recorded in May 2024.

• Nationally, new listings (less than 30 days) recorded a 13.3% decrease in June, with 63,224
fresh property listings entering the market.

• Distressed property listings slightly rise by 0.5% over a month. 
• National combined dwelling asking prices have risen 0.7% from May to June 2024 driven by 

Perth and Brisbane.

According to today's data from SQM Research, June 2024 recorded a dramatic 8.3% 
decrease in nationwide residential property listings, bringing the total to 231,799 properties, 
down from the 252,757 recorded in May 2024. Notably, all major cities experienced a decrease
in their listings from the end of the financial year affected month.

Adelaide recorded the largest monthly decrease in total listings, falling by 15.4%. Melbourne
and Perth followed, both recording decreases of 11.9%. While Perth also recorded the largest 
yearly decrease of 32.2%. Darwin experienced the smallest monthly decrease at 1.3%. 
Melbourne had the highest total number of listings in June, with 37,123 properties.

Over the course of a 12-month period, there are 0.7% more listings. Sydney and Melbourne
now record 7.8% and 12.4% more listings compared to this time last year. Conversely, 
Adelaide and Perth report 12-month decreases of 24.3% and 32.2%, respectively. Brisbane
also recorded a decrease of 12.5% in listings. Darwin listings remained showing a decrease 
of 7.5%. On the other hand, Canberra experienced a remarkable 22.1% increase in listings, 
while Hobart saw an 8.8% rise. 

Total Listings

Source: SQM Research

Source: SQM Research
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a. Trend break added to 'Private sector houses' trend series for February 2021

Source: Australian Bureau of Statistics, Building Approvals, Australia May 2024
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BUILDING APPROVALS
Building approvals help inform experts on the balance between supply and demand. The latest ABS data 

reveals there’s been a slight bounce back in construction, however building remains well short of what’s 
required to meet demand. According to the ABS analysis, total approvals rose 5.5 per cent in May 2024 
seasonally adjusted. While private sector house approvals rose 12.1 per cent across the year, dwellings 
excluding houses (i.e. attached housing etc.) fell by 31.7 per cent.
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CONSUMER SENTIMENT
Consumer sentiment delivers 

a temperature check on the 
perceived economic strength of 
the nation. Positive confi dence 
bodes well for property markets 
overall, although lower sentiment 
can highlight a counter-cyclical 
opportunity depending on 
other metrics. The most recent 
Westpac-Melbourne Institute 
Consumer Sentiment Index 
refl ected a 0.3 per cent fall in May. 
While this may be a negative for 
markets on the face of it, a drill 
down into the numbers reveals 
some positive news for property 
investors.

Source: Westpac

Source: ABS
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Past performance is not a reliable indicator of future performance. The forecasts given above are predictive in character. Whilst every eff ort has been taken to ensure that the assumptions on which the forecasts are based 
are reasonable, the forecasts may be aff ected by incorrect assumptions or by known or unknown risks and uncertainties. The results ultimately achieved may diff er substantially from these forecasts.
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• Westpac Consumer Sentiment Index dips 0.3% to 82.2.

• Expectations gradually improving but offset by renewed
pressure on finances.

• Budget’s cost-of-living support measures relatively well-
received.

• Consumers more uneasy about inflation following Q1
upside surprise.

• Just over half expect rate rises to resume over the next 12
months.

• Those in line for stage 3 tax cuts plan to save 80¢ of every
dollar.

• Job market confidence slips back to long run average levels.

• Housing sentiment remains stuck between extremely weak
‘time to buy’ assessments and strong price expectations.

BULLETIN

The Westpac Melbourne Institute Consumer Sentiment Index 
dipped 0.3% to 82.2 in May, from 82.4 in April.  

Renewed cost-of-living pressures and inflation concerns have 
more than offset what looks to have been a relatively well-
received Federal Budget. Consumer sentiment remains deeply 
pessimistic. While expectations improved a touch in May, 
this was overshadowed by a further deterioration in current 
conditions and fears that persistently high inflation may require 
further interest rate rises. Importantly, the sentiment level and 
mix, and responses to additional questions about July’s tax cuts 
point to continued spending restraint by consumers heading 
into the second half of the year.

Sentiment-wise, the two big developments over the last month 
have been the higher-than-expected inflation outcome reported 
in late April, and the Federal Budget.

Our May survey was in the field during budget week, allowing 
for clear ‘pre and post’ Budget comparisons. The results 
suggest there was some disappointment, although a closer 
reading of the survey suggests this may have been more 
around the difficult economic context that the Budget 
highlighted than its content. 

Sentiment amongst those surveyed pre-Budget showed an 
index read of 86.8, up a solid 5.3% compared to April. Sentiment 
amongst those surveyed after the announcement came in at 
76.6, down 7% compared to April. That 11.8% deterioration 
compares to a 7.4% drop last year. Sentiment typically falls 
a few points between pre- and post-Budget samples. Some 
consumers may have had more unrealistic expectations going 
into Budget 2024 – especially around the scope to deliver 
cost-of-living relief without adding to the task of reining in high 
inflation (a theme that was also prominent last year).

Responses to an extra question on the impact of the Budget on 
family finances suggest fiscal measures were relatively well-
received. Since 2010, our budget month surveys have asked 
consumers whether they expect their finances to improve 

or worsen as a result of the Budget. We usually find a heavy 
negative bias to this question – those expecting to be worse off 
outnumbering those expecting to benefit by 20-25%. This year, 
the gap was just 3% with 18% of consumers expecting to be 
better off and 21% expecting to be worse off. With the exception 
of the big stimulus budgets of the COVID period, this is the least 
negative response we have seen in the last fourteen years. 

The Budget also appears to have eased inflation and rate rise 
concerns rather than added to them. The Westpac-Melbourne 
Institute Mortgage Rate Expectations Index tracks consumer 
expectations for variable mortgage rates over the next 12 months. 
For the May survey as a whole, the index jumped 8.3% to 133 from 
122.8 in April. However, most of that move occurred prior to the 
Budget, with those surveyed before showing a combined index 
read of 136.5, while those surveyed after had a combined index 
read of 128.5. This strongly implies that the source of renewed rate 
rise fears was the higher-than-expected March quarter inflation 
outcome and more ‘vigilant’ inflation-fighting rhetoric from the 
RBA Governor following the Board meeting in early May. 

In terms of the component detail in May, consumers were slightly 
more positive about the outlook for both family finances and the 
economy, but this was completely offset by a deterioration in 
current assessments of family finances and buyer sentiment. 

The ‘finances compared to a year ago’ sub-index dropped 3.6% 
to just 63.2 in May, taking it back to the low end of the very 
weak range that has prevailed since late 2022. The ‘time to 
buy a major item’ sub-index also declined, falling 2.8% to 76.5, 
an extremely weak level for this component which has been 
capturing the impact of sharply rising prices on consumers’ 
purchasing power. Over its fifty-year history, there have only 
been about a dozen sub-80 reads on ‘time to buy a major item’ 
– ten of these have been in the last sixteen months.

The forward view on family finances continues to show the most 
promising gains. The ‘finances, next 12mths’ sub-index rose another 
0.7% to 96.1 in May. It is now just a few points below the ‘neutral’ 
100 level, having rallied 14.4% from last year’s low. Tax cuts and 
cost-of-living support measures are providing a clear lift, with those 
on lower incomes reporting particularly strong gains in May (+13.8% 
amongst consumers with annual incomes of less than $60k).

Consumer pessimism continues as infl ation fears dominate
21 May 2024
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INTEREST RATES
This long-term chart shows cash rate movements since January 1990. While the cash rate rose over the 

19 months to November 2023 to reach 4.35 per cent, it’s remained unchanged since. Markets have become 
comfortable with rate stability, so property values increased. Recently, a surprise increase in the infl ation 
rate fuelled speculation of a possible rate rise this year, however any move is expected to be small and 
likely a one-off. Most commentators believe we are at the peak of the rate rise cycle. Savvy investors who 
act in a timely manner and secure assets before any future rate reduction are likely to reap the rewards of 
property value increases accelerating.

CONSUMER SENTIMENT BREAKDOWN
A breakdown of the sentiment analysis shows the time to buy a home remains relatively strong among 

the population. There’s also an expectation that house prices will continue to rise. According to Westpac’s 
release, “The ‘time to buy a dwelling’ index rose 1.6 per cent to 76.5 in May, reversing about half of April’s 
dip… the Westpac Melbourne Institute Index of House Price Expectations was again essentially unchanged 
at just over 161, well above the long run average of 126.5.”

Source: RBA
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This year’s survey also included additional questions on the Stage 
3 tax cuts. Just over 37% of consumers expect to pay less tax 
from July 1, 27% expect to see no impact, a relatively high 20% 
are unsure, with the remaining 15% reporting ‘not applicable’. Of 
the respondents who expect to receive a tax cut, 30% plan to 
save all of it, while a further 50% expect to save at least half. 

Overall, using responses across income groups and Treasury 
figures on the distribution of tax relief we estimate that 
households plan to save around 80% of the Stage 3 tax cuts. 
Similar questions run when fiscal payments were made during 
COVID and when LMITO payments were introduced in 2019 
found consumers had saved or planned to save about half of 
those fiscal measures, while a similar question run during the 
GFC in 2009 found consumers only saved about 30% of fiscal 
payments at the time. 

The results suggest consumers will use tax relief as an 
opportunity to repair their finances and rebuild saving buffers 
rather than spend. If they follow through on this plan, only $4.7b 
of the $23.3bn in tax relief will be spent, giving a spending 
boost of 0.35ppts. If they instead opted to save half, the boost 
would be closer to 0.9ppts. 

Naturally, there is some uncertainty here. Plans change, and 
intentions to save may fall by the wayside once the boost to 
incomes appears. The mix of responses also suggests there is a 
sizeable group that are set for a positive tax cut ‘surprise’ – about 
20% of consumers were not sure if they would receive cuts, and 
a relatively high proportion of middle-income earners (45%) and 
high-income earners (33%) did not expect to see any tax relief. 

Despite inflation concerns, consumers were a little more positive 
on the economic outlook. The ‘economy, next 12mths’ sub-index 
lifted 0.7% to 83.2 and the ‘economy, next 5yrs’ sub-index posted 
a solid 2.6% gain to 92.2, reversing just over half of April’s fall.

The state measures showed a notable divergence in May with 
sentiment posting a particularly strong 11% surge in Queensland 
(where the state government recently announced large cost-
of-living support measures around energy bills) but notably 
weaker in New South Wales (down 9.8%). The latter likely 
reflects a higher sensitivity to inflation and interest rate risks. 

Consumers remain relatively comfortable about the jobs 
outlook, although the outright confidence that was starting 
to emerge earlier this year has evaporated. The Westpac-
Melbourne Institute Unemployment Expectations Index 
rose 4.1% to 129.8, slightly above the long run average of 
129 (recall that higher index reads mean more consumers 
expect unemployment to rise over the year ahead). The May 
deterioration centred on New South Wales (+14.4%) and 
Victoria (+6.9%) with unemployment expectations improving 
4-7% across the other major states.

Housing-related sentiment was broadly unchanged, with buyer 
sentiment slightly higher but still deeply pessimistic and price 
expectations continuing to hold at very positive levels. 

The ‘time to buy a dwelling’ index rose 1.6% to 76.5 in May, 
reversing about half of April’s dip but staying well below the 
‘neutral’ level of 100 and a very long way from the historical 
average of 121. Meanwhile, the Westpac Melbourne Institute Index 
of House Price Expectations was again essentially unchanged at 
just over 161, well above the long run average of 126.5.

The Reserve Bank Board next meets on June 17-18. We expect it 
to again leave the official cash rate unchanged. 

While it clearly remains vigilant on further upside surprises 
to inflation, the Board will draw some comfort from recent 
updates showing a gradual softening in the labour market and 
a slight moderation in wage growth. The March quarter national 
accounts, to be released on June 6, should also provide more 
comfort that softening demand is coming more into line with 
supply across the wider economy, and that domestic cost 
pressures will not prevent a return to low inflation. 

The main takeaways from the May Consumer Sentiment survey are 
that there has been no let-up in the weak consumer environment; 
and that, given the weak starting point and a very cautious 
mindset, consumers are more likely to use funds from fiscal 
measures to repair their finances than go on a spending spree that 
could undermine the RBA’s efforts to bring inflation back to target.

Matthew Hassan, Senior Economist, Westpac Group

21 May 2024

 
Consumer Sentiment – May 2024
Item avg* May 2022 May 2023 Apr 2024 May 2024 %mth %yr

Consumer Sentiment Index 100.6 90.4 79.0 82.4 82.2 -0.3 4.1

Family finances vs a year ago 88.3 79.6 63.0 65.5 63.2 -3.6 0.2
Family finances next 12mths 106.8 93.3 85.8 95.5 96.1 0.7 12.0
Economic conditions next 12mths 90.7 90.4 77.3 82.7 83.2 0.7 7.7
Economic conditions next 5yrs 92.0 96.2 87.2 89.8 92.2 2.6 5.7
Time to buy a major household item 124.5 92.6 81.7 78.7 76.5 -2.8 -6.5

Time to buy a dwelling 120.7 77.5 76.3 75.3 76.5 1.6 0.2

Unemployment Expectations Index 129.0 109.6 123.2 124.6 129.8 4.1 5.4

House Price Expectations Index 126.5 121.4 144.3 161.2 161.1 -0.1 11.7

Interest Rate Expectations Index 152.5 187.2 176.2 122.8 133.0 8.3 -24.5

Source: Westpac–Melbourne Institute.
*avg over full history of the survey, all indexes except ‘time to buy a dwelling’, ‘unemployment expectations’ and ‘house price expectations’ are seasonally adjusted

The survey is conducted by OZINFO & DYNATA. Respondents are selected at random. This latest survey is based on 1200 adults aged 18 years and over, across Australia. It was 
conducted in the week from 13 May to 16 May 2024. The data have been weighted to reflect Australia’s population distribution. Copyright at all times remains with the Melbourne 
Institute of Applied Economic and Social Research.

Source: Westpac
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RENTAL GROWTH
National rents continue to rise, although the rate of growth has eased somewhat. CoreLogic’s numbers 

reveal an 8.6 per cent increase in rents Australia-wide which is down from its peak growth rate in mid-2022 
and lower than the growth seen last year. That said, certain locations outperformed the market. Of note, 
Perth has again come storming out of the gates with a 14 per cent rise in rents.

Gross rental yields have maintained a steady footing since late 2022. What this tells us is that rental 
increases have remained stable relative to rising property prices. This is a positive result for those servicing a 
mortgage as the relative return on invested funds has remained solid.

28 © 2024 RP Data Pty Ltd t/as CoreLogic Asia Pacific. Proprietary and confidential

Gross rent yields have been fairly steady at the national level, hovering around 3.7% for the past 19 months. Rent yields 
are expected to compress slightly in the next few months, as the pace of capital gains has held slightly higher than the 
slowing monthly rental growth rate. 
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Annual growth in rent values slowed to 8.2% nationally, reflecting an incremental easing in the rate of rental growth at a 
high level. Growth in rents over the month of June slowed to 0.4%, which is the lowest rate of monthly growth rate since 
September last year.  
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Annual growth in rent values slowed to 8.2% nationally, reflecting an incremental easing in the rate of rental growth at a 
high level. Growth in rents over the month of June slowed to 0.4%, which is the lowest rate of monthly growth rate since 
September last year.  
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Gross rent yields have been fairly steady at the national level, hovering around 3.7% for the past 19 months. Rent yields 
are expected to compress slightly in the next few months, as the pace of capital gains has held slightly higher than the 
slowing monthly rental growth rate. 
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