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B I G
P I C T U R E

Prices nationally rose 1% in November, this is the third consecutive

strong month.

Some markets are strong now, others are strengthening quietly.

Perth, Brisbane - strong now but; vendor behavior is firm,

negotiation limited and competition is high.

Sydney & Melbourne - quieter in data, stronger in real life

buying conditions.

Regionals are still affordable, steady but slower moving.

Interest rates are staying higher for longer which means

borrowing power won’t rise much soon - so market selection

matters more than timing and we also have APRA tightening

lending in 2026 so many investors are prioritising strong income

bases and rental depth.

Listings remain tight in many cities and with this low supply it

continues to support price growth. Units are becoming more

attractive with affordability pressures and rental demand pushing

buyers back toward well located units.
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City Month % Month $ Quarter % Annual %
Median
Value

Perth +2.4% +$21k 7.4% 13.1% $914k

Brisbane +1.9% +$19k 5.5% 12.8% $1.01m

Adelaide +1.9% +$17k 4.4% 8.2% $891k

Darwin +1.9% +$11k 5.7% 17% $579k

Hobart +1.2% +$8k 2.4% 4.7% $703k

Canberra +1.0% +$9k 2.2% 4.2% $892k

Sydney +0.5% +$6k 1.8% 5.1% $1.27m

Melbourne +0.3% +$2k 1.6% 4.2% $823k

C A P I T A L  C I T Y
P E R F O R M A N C E
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W H A T ’ S
D R I V I N G  I T
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Demand Drivers:

Population growth & migration

Low rental vacancies

Investors returning

Units regaining popularity

Bank competition improving borrowing rates slightly

Supply Constraints:

Builder insolvencies

High construction costs

Slow planning approvals

Fewer projects commencing

On-the-ground Insights:

Perth & Brisbane homes often sell before the first open

Sydney/Melbourne units are moving faster than headline

data suggests

Regionals have realistic vendors with more negotiation

room



O P P O R T U N I T I E S
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Melbourne - Early-cycle, mispriced, negotiable

Why it works on paper:

Strong momentum reappearing

Units and houses undervalued

Low vendor power, high buyer leverage

On the ground:

DOM 25–40 days = time to negotiate

Vendors meeting market

Investors not crowding the space (yet)

Sydney - Strong wage base, early cycle

Why it works on paper:

Clear demand surge

Strong rental demand

Momentum rebuilding

On the ground:

Good stock sells before first open

Buyers must act fast

Boutique blocks are premium target



O P P O R T U N I T I E S
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Brisbane - Still the consistency king

Why it works on paper:

12–18 months of consistent growth

Low supply, high migration

On the ground:

DOM 7–18 days

Multiple offers

Contracts signed quickly

Building, flood and insurance risks

Regional VIC - Affordable, early cycle

Why it works on paper:

Rising sales volumes

Tight rents

Underpriced relative to capital cities

On the ground:

DOM 25–50 days

Vendor negotiation possible

Clean deals available



R I S K S
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Regional QLD — Looks good on paper

Vendor price expectations unrealistic

DOM rising

Thin buyer depth

High insurance

Flood risk in many pockets

Outer-ring Perth — Late cycle & higher defect risk

Cracking common

Limited negotiation

Prices bid up beyond fundamentals

Insurance rising in coastal belts

Sydney/Melbourne fringe estates

Oversupply

No scarcity value

Buyer demand softening

Rental oversupply risk



W H E R E  T O  F O C U S  –  U N D E R  $ 6 0 0 K
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Location State Price Yield Trend Strategy SPI View

Regional NSW NSW
$480K–
$600K

4.0–
5.2%

Stable Balanced

Stable regional centres with strong tenant
depth, diverse local economies, and realistic
vendors. Good long-term stability in areas like
Albury and Wagga Wagga

Regional VIC VIC
$430k-
$580k

4.0-5.2% Rising Balanced

Tight rentals, rising demand and good
buyability in markets like Wodonga,
Shepparton/Mooroopna, Warrnambool, Sale,
Bairnsdale, Colac and parts of Yarrawonga.
Just be selective around flood pockets and
slower resale areas.

http://www.smashpropertyinvesting.com.au/


W H E R E  T O  F O C U S  –  O V E R  $ 6 0 0 K
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Location State Price Yield Trend Strategy SPI View

Brisbane
Middle Ring

QLD
$650K–
$900K

4.5% Rising Steady

Target strong owner occupied suburbs with
solid incomes and tight stock. Key areas:
Chermside West, Everton Park, Stafford
Heights, Aspley, Strathpine, Warner, Bray Park,
Shailer Park.

Melbourne
Middle Ring

VIC
$600K–
$800K

4% Recovering Growth

Good buyability and improving demand in
pockets like Frankston, Sunbury, Glenroy,
Hadfield, Oak Park, Altona Meadows. Just allow
for stamp duty, land tax and B&P on older
homes.

Sydney Units NSW
$650K–
$950K

4.4–
4.8%

Recovering Growth

Focus on older boutique blocks in Marrickville,
Petersham, Summer Hill, Ryde, Lane Cove,
Jannali, Gymea. Avoid new high-rise due to
defects and insurance risk.

http://www.smashpropertyinvesting.com.au/


Based on current data and on-the-ground buying
conditions, 2026 appears to be shaping into a year where
strategic market selection is more important than perfect
timing.

Some cities — like Perth and Brisbane — continue to
show strong momentum. Others — like Melbourne and
Sydney — appear to be building the early foundations of
the next cycle. Regionals provide accessible price points
and rental strength but require longer hold periods due
to lower liquidity.

The investors who typically perform well in these
environments are those who:

focus on fundamentals
choose quality assets
assess risks clearly
remain patient and disciplined
avoid emotional or reactive decisions

There is meaningful opportunity ahead — with the right
approach, clear filtering, and strong execution.

w w w . s m a s h p r o p e r t y i n v e s t i n g . c o m . a u

N I C K ’ S  T A K E

http://www.smashpropertyinvesting.com.au/


D I S C L A I M E R
I m p o r t a n t  w a r n i n g s ,

d i s c l a i m e r s  a n d  d i s c l o s u r e s :

Estimates, Projections and Market Fluctuation
The results produced by Smash Property Investing (“SPI”) are estimates only. Any projections are not guaranteed
because they are only based on limited information about your specific circumstances and the projections include
assumptions about the future which may not happen.

For example, future investment returns and the economy (inflation, interest rates, property price growth etc.) are
assumed to be steady and predictable based on historical averages at a certain point in time, however are subject to
fluctuation and may turn out to be higher or lower than originally assumed. Additionally, the current legislative
environment in place may change in future which can impact a client’s outcome.

Investment return projections are based on historical average performance of actual or simulated returns. Performance
data shown represents past performance. Past performance is no guarantee of future results and current performance
may be higher or lower than the performance shown. Therefore, the any published figures should not be relied upon.
The investment return and principal value of an investment can fluctuate, meaning an investor’s investments, when
redeemed, may be worth more or less than their original cost/purchase price.

Seeking Independent Advice
The information based in this document or otherwise provided in digital formats (including email) and verbal
communication (including the portfolio strategy) is of a general nature and not intended to be personal or financial
advice. 

SPI is not a financial advisor and does not hold an Australian Financial Services Licence (AFSL) as defined by Section 9 of
the Corporations Act 2001 (Cth) and we are not authorised to provide financial services to you and we have not and will
not provide any financial services. We also do not provide any tax advice (including advice on CGT, trust structures etc.).

The Client accepts full responsibility for satisfying itself in relation to all aspects of the property (including without
limitation the building integrity, planning regulations which apply to the property, the neighborhood of the property, any
other information of importance to the Client and the financial consequences of purchasing the property). Under no
circumstances will SPI be liable for any loss, damage, costs or compensation arising out of, or in connection with, your
decision to purchase the property.

You should consider independent legal, financial, taxation or other advice to ascertain how our property purchasing
advice and information applies to your unique circumstances. 

Reliance on Data
The information in the document is based on some data that you supplied. For this reason, we ask that you please advise
us immediately if there are any material changes, errors or omissions in respect to the data and information you have
provided. This property portfolio strategy has been prepared for your use and should not be used as a guide, or relied on
by any other person or entity. SPI will not be liable for any third-party reliance of our services provided for your benefit.
SPI will also not be liable for any inaccuracies, deficiencies, incorrect or false information you have provided us that we
relied upon to provide you with our services.

No Representations, Guarantees, Assurances or Warranties
We make no representation, assurance, guarantee, warranty, promises or undertaking as to the (i) suitability or
successful outcomes of any properties purchased or sold by you; or (ii) any financial viability or guarantee in respect to
your property purchase or sales; or (iii) that our advice and recommendations will produce your desired outcome. There
are inherent and residual risks involved in investment strategies of any kind, and you should make your own unique and
independent enquiries before any property purchases or sales, including obtaining appropriate legal, financial and
taxation advice. To the maximum extend permissible by law, we, our agents, and employees, and contractors will not be
liable for any loss or damage including and without limitation, indirect or consequential damage, or any loss or damage
howsoever arising from loss of income, revenue or profits arising out of, or in connection with the use of information
supplied in this property plan, including information provided in verbal, written or other digital forms


