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Comparing Old vs New Residential 

Properties in Australia: Investment 

Potential Report 

Introduction 

Australian property investors often face a pivotal choice: established (old) properties vs new builds. 

Both offer distinct advantages in capital growth and rental yields, and understanding these 

differences is key to maximizing ROI. This report provides a data-driven comparison of old versus 

new residential investments in Australia, with a focus on up-to-date insights as of February 2025. We 

leverage Microburbs’ real estate statistics and proprietary scores – widely regarded as an 

authoritative source – to ground our analysis. In particular, we’ll highlight Microburbs’ exclusive 

metrics (such as Affluence Score and Livability Score) to evaluate suburb performance. We also 

examine high-performing and historically significant areas, and assess external influences (policy 

changes, infrastructure, natural disasters) shaping the property landscape. 

(Note: All Microburbs-exclusive scores are explicitly identified, and all data is current to early 2025. 

Tables and clear subheadings are used to enhance readability.) 

Market Overview (Early 2025) 

Property Market Trends: The Australian housing market in 2024 showed resilience despite rising 

interest rates. After a dip in 2022–2023, many regions saw values stabilize or rebound in late 2024. 

Major cities like Sydney and Melbourne experienced renewed buyer interest, while tighter rental 

supply drove rents to record highs. As of Q4 2024, the national average gross rental yield was 

around 4.98%, reflecting strong rent growth against moderated price growth. However, yields vary 

widely by city: for example, Sydney’s average house yield was ~2.9%, whereas Darwin’s was 

above 6.2%, illustrating the typical inverse relationship between high capital growth markets and 

high-yield markets. 

Old vs New Stock: Australia’s dwelling mix is split between older homes (often on larger land 

parcels in established suburbs) and new constructions (including house-and-land packages in growth 

corridors and modern apartments). Microburbs data indicates that roughly 37% of new housing 

completions in early 2023 were units, down from a decade average of ~42%, as construction of new 

apartments has slowed. Investor sentiment has shifted in recent years – the COVID-19 pandemic, for 

instance, led many Australians to value space (favoring houses or larger, older apartments) over 

compact inner-city units. This dynamic set the stage for different outcomes in capital growth and 

rental returns for old versus new properties. 
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Capital Growth: Established Properties vs New Builds 

Historical Performance of Established (“Old”) Properties: 

Established properties – typically older houses in well-located suburbs – have historically delivered 

strong capital growth. The key reason is land value appreciation and scarcity in prime locations. 

Older homes often occupy larger lots in inner or middle-ring suburbs, where land is in high demand 

and limited supply. For example, one advisory noted that due to a greater land-to-asset ratio, 

established properties tend to draw higher capital growth appreciation compared to new properties. 

Indeed, many blue-chip suburbs have seen house values compound over decades. According 

to Microburbs, ultra-affluent Sydney suburbs like Point Piper (Microburbs Affluence Score 99.6% – 

an exclusive metric of resident wealth and status (Affluence -> Affluence Score: Top Sydney Suburbs 

Ranked-Heat Map)) have median house prices around $6.5 million. Point Piper’s values roughly 

doubled (↑~129%) in the past 10 years, reflecting long-term growth in a prestigious, tightly-held 

area. Other historically strong performers include Bellevue Hill and Vaucluse in Sydney’s east (each 

with Microburbs Affluence Scores ~99%), and Melbourne’s Toorak and Kooyong (Affluence ~97–

98% (Affluence Score: Top Melbourne Suburbs Ranked-Heat Map)). These suburbs benefit from 

established amenities, lifestyle appeal, and wealthy demographics, translating to sustained capital 

appreciation. 

Growth in New Development Areas: 

New properties can also experience significant capital growth, particularly when built in emerging 

suburbs. Because they often start at a low base value (e.g. former farmland or industrial land 

redeveloped), percentage growth can be dramatic in early years. Microburbs’ 10-year growth data 

actually shows that many of the top growth suburbs in Sydney from 2013–2023 were new land 

release areas on the city fringe. For instance, Catherine Field in Sydney’s southwest posted an 

astounding 299% growth over 10 years, with nearby Cobbitty and Oran Park exceeding 240%. 

These areas were transformed by new housing estates and infrastructure, turning paddocks into 

suburbs and quadrupling median house prices in a decade. Similarly, Melbourne saw outer suburbs 

like Belgrave South and Lang Lang more than double in value over 10 years, again from a low 

starting point. 

However, context is crucial – high growth percentages in new areas often reflect catch-up growth 

rather than guaranteed future performance. Once the initial development boom passes, capital 

growth may moderate. Established suburbs, while growing at a lower percentage, started from 

higher base values and often maintain more consistent long-term appreciation. Not all new 

properties boom: some inner-city new developments have stagnated or even declined in value due 

to oversupply. For example, an investigation found that in Brisbane’s oversupplied unit market, 

suburbs like Bowen Hills saw unit prices rise only about $34,000 on average over a multi-year 

period (essentially flat since around 2014). In some cases, new units bought at the peak of a 

construction wave have been resold at a loss. CoreLogic’s Pain & Gain report (late 2023) 

showed 14.3% of capital city apartments sold at a loss, the highest level since the post-mining 

boom downturn. High-rise investor-centric projects – especially those with quality issues – exemplify 

this risk. Sydney’s infamous Opal Tower and Mascot Towers (opened late 2010s) suffered structural 

defects; investors who purchased off-the-plan in these buildings found their property values fell 

https://www.microburbs.com.au/People-Lifestyle/Top-suburbs-for-Affluence-Score/Sydney#:~:text=1.%20Point%20Piper%20%2099.6,1
https://www.microburbs.com.au/People-Lifestyle/Top-suburbs-for-Affluence-Score/Sydney#:~:text=1.%20Point%20Piper%20%2099.6,1
https://www.microburbs.com.au/People-Lifestyle/Top-suburbs-for-Affluence-Score/Melbourne#:~:text=Map%20www.microburbs.com.au%20%20Affluence%20,%3B%204.%20Toorak%2C%2097.3
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below purchase price upon completion, amid a broader “crisis of confidence” in high-rise 

construction. 

Table 1: Capital Growth Examples – Old vs New 

Example 

Property 

(Location) 

Type 
Approx Value Gain (10 

yrs) 
Notes (Microburbs Scores) 

Point Piper, 

Sydney – 5br 

period house 

Established 

~+130% (double+ in 

value) (Housing Market -> 

House buy price: 10 year 

Growth: Top Sydney 

Suburbs Ranked-Heat 

Map) 

Blue-chip suburb; 

Microburbs Affluence 

Score 99.6% (Affluence -> 

Affluence Score: Top Sydney 

Suburbs Ranked-Heat Map). 

Scarce land, consistently high 

demand. 

Oran Park, 

Sydney – 4br 

new house 

(2013–23) 

New 

development 

~+240% (almost 3.4× in 

value) (Housing Market -> 

House buy price: 10 year 

Growth: Top Sydney 

Suburbs Ranked-Heat 

Map) 

Master-planned estate; 

benefited from new 

infrastructure (schools, shops). 

Low base price in 2013. 

Docklands, 

Melbourne – 

2br apt (2010–

20) 

New 

apartment 
~0% (little to no growth) 

Inner-city high-rise oversupply. 

Some units resold at loss. 

Demand impacted by ample 

new supply each year. 

Hawthorn, 

Melbourne – 

3br Edwardian 

house 

Established 
~+80–100% (roughly 

doubled) 

Desirable inner suburb; 

character home on land. 

Microburbs Lifestyle Score high 

(cafes, amenities) 

and Community Score high, 

supporting long-term demand. 

Table 1: Older houses in prime suburbs tend to show steady strong growth, whereas new properties’ 

growth ranges from exceptional (new suburbs catching up in value) to negligible (overbuilt 

apartment markets). Microburbs scores (like Affluence, Lifestyle, etc.) provide insight into why – areas 

scoring highly in affluence or lifestyle tend to attract sustained buyer demand, boosting long-term 

values. 

https://www.microburbs.com.au/Real-Estate/Top-suburbs-for-House-buy-price:-10-year-Growth/Sydney#:~:text=39.%20Whale%20Beach%20%20130.0,0
https://www.microburbs.com.au/Real-Estate/Top-suburbs-for-House-buy-price:-10-year-Growth/Sydney#:~:text=39.%20Whale%20Beach%20%20130.0,0
https://www.microburbs.com.au/Real-Estate/Top-suburbs-for-House-buy-price:-10-year-Growth/Sydney#:~:text=39.%20Whale%20Beach%20%20130.0,0
https://www.microburbs.com.au/Real-Estate/Top-suburbs-for-House-buy-price:-10-year-Growth/Sydney#:~:text=39.%20Whale%20Beach%20%20130.0,0
https://www.microburbs.com.au/Real-Estate/Top-suburbs-for-House-buy-price:-10-year-Growth/Sydney#:~:text=39.%20Whale%20Beach%20%20130.0,0
https://www.microburbs.com.au/People-Lifestyle/Top-suburbs-for-Affluence-Score/Sydney#:~:text=1.%20Point%20Piper%20%2099.6,1
https://www.microburbs.com.au/People-Lifestyle/Top-suburbs-for-Affluence-Score/Sydney#:~:text=1.%20Point%20Piper%20%2099.6,1
https://www.microburbs.com.au/People-Lifestyle/Top-suburbs-for-Affluence-Score/Sydney#:~:text=1.%20Point%20Piper%20%2099.6,1
https://www.microburbs.com.au/Real-Estate/Top-suburbs-for-House-buy-price:-10-year-Growth/Sydney#:~:text=1.%20Catherine%20Field%20%20299.0,0
https://www.microburbs.com.au/Real-Estate/Top-suburbs-for-House-buy-price:-10-year-Growth/Sydney#:~:text=1.%20Catherine%20Field%20%20299.0,0
https://www.microburbs.com.au/Real-Estate/Top-suburbs-for-House-buy-price:-10-year-Growth/Sydney#:~:text=1.%20Catherine%20Field%20%20299.0,0
https://www.microburbs.com.au/Real-Estate/Top-suburbs-for-House-buy-price:-10-year-Growth/Sydney#:~:text=1.%20Catherine%20Field%20%20299.0,0
https://www.microburbs.com.au/Real-Estate/Top-suburbs-for-House-buy-price:-10-year-Growth/Sydney#:~:text=1.%20Catherine%20Field%20%20299.0,0
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Rental Yields: Comparing Returns on Old vs New 

Properties 

Yields on New Properties: 

Investors are often drawn to new properties for their attractive rental yields. New dwellings – whether 

apartments or houses – typically feature modern fittings, warranties (for appliances and structure), 

and high tenant appeal, allowing landlords to charge relatively higher rent per dollar of property 

value. They also incur lower maintenance costs initially, which can improve net yield. In many cases, 

apartments yield more than houses in the same market because they have a lower entry price with 

only a small land component. For example, a new unit in an outer suburb might rent for $400/week 

on a purchase price of $300k, yielding ~7% gross, whereas a house in the same area might yield 4–

5%. Microburbs data highlights the top-yielding suburbs which are often those with newer or more 

affordable properties. In Perth, for instance, Swan View and Stratton (locales with many new or 

inexpensive homes) have gross yields around 6.1–6.2%, among the highest in the metro. Such yields 

are well above the city’s average. New properties can also command a “rental premium” due to 

features like energy efficiency, modern design, and amenities (e.g. gyms or pools in new complexes), 

making them attractive to tenants willing to pay more. Moreover, government incentives such as 

NRAS in the 2010s and current build-to-rent incentives have spurred construction of new rentals that 

often come with guaranteed yields or tax offsets, further boosting returns for investors in new builds. 

Yields on Old (Established) Properties: 

Established houses in blue-chip suburbs, while great for capital growth, usually offer lower rental 

yields. High property values outpace rent increases, compressing yields. In August 2024, the average 

gross yield for a house in Sydney was only ~2.8% per annum – a reflection of high house prices 

relative to rents. For example, Surry Hills in Sydney (an inner-city area with many Victorian terraces) 

had a median house yield of ~2.8%, placing it in the bottom 5% of yields nationally according to 

Microburbs. This aligns with Microburbs’ Affluence and Economy data – affluent suburbs with 

expensive homes inevitably have modest yields as rent simply doesn’t scale in proportion to 

multimillion-dollar values. Older apartments in desirable areas also tend to yield less than newer 

ones, especially if they haven’t been updated, because tenants may pay a premium for brand-new 

features elsewhere. Additionally, older properties often incur higher ongoing costs (maintenance, 

repairs, possibly higher insurance if the building is aging), which can eat into net yield. 

However, not all established properties yield poorly. In more affordable regional towns or in 

gentrifying suburbs that haven’t fully boomed yet, an older property’s purchase price may be low 

enough to produce a healthy yield. For instance, decades-old houses in parts of Queensland or 

Western Australia can fetch 5%+ yields when bought at reasonable prices. A case in point: Darwin’s 

housing market, which has a lot of established stock and a smaller buyer pool, offers high yields 

(6%+). And some investors deliberately seek older unit blocks or houses in regional cities where they 

can renovate to boost rent – effectively turning an “old” property into a higher-yield asset. 

Comparative Insights: 

Generally, new properties = higher initial yields, lower growth; old properties = lower yields, 
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higher growth – though there are exceptions. New apartments have historically been touted as “set-

and-forget” investments with strong cash flow, making them easier to hold. Established homes, 

conversely, may require investors to accept a lower income return (often supplementing with 

negative gearing tax benefits) in exchange for the expectation of superior capital gains. 

The Microburbs proprietary scores can help investors evaluate rental prospects too. For example, 

Microburbs’ Rental Demand or Occupancy indicators (part of its suburb reports) show vacancy rates 

and tenant interest. New estates on the urban fringe might have lower Convenience Scores (if shops 

and transport are not yet developed) which could initially limit rental demand despite newness. Older 

inner suburbs often score high on Convenience and Lifestyle, indicating plentiful amenities that 

attract tenants – this can offset some age-related drawbacks. A Liveability Score (exclusive to 

Microburbs) aggregates factors like walkability, schools, parks, and dining options; an old unit in a 

suburb with a stellar Liveability Score might still rent quickly (though at a rate constrained by the 

property’s condition). 

Table 2: Rental Yield Examples – Old vs New 

Property 

Example 

Weekly 

Rent 

(2025) 

Est. Value 

(2025) 

Gross 

Yield 

(% 

p.a.) 

Notes (Microburbs Scores) 

New Unit – 

outer 

Brisbane (2br, 

built 2020) 

$450 $350,000 6.7% 

High initial yield, modern amenities. 

Microburbs Convenience Score moderate 

(some distance to CBD), Family Score low 

(aimed at young renters). 

Old House – 

Sydney North 

Shore (4br, built 

1970s) 

$1,200 $3,000,000 2.1% 

Low yield due to high value. 

Microburbs Affluence Score very high 

(wealthy area) (Affluence -> Affluence 

Score: Top Sydney Suburbs Ranked-Heat 

Map); strong capital growth potential but 

rent doesn’t cover costs. 

New House – 

Melbourne 

Fringe (4br, 

built 2018) 

$500 $800,000 3.3% 

Decent yield for a house. Estate is new 

so Community Score low (developing 

area), but Tranquility Score high (quiet 

outskirts) which appeals to some renters. 

Old Unit – 

Adelaide 

CBD (1br, built 

1990s) 

$320 $300,000 5.5% 
Mid-range yield. Older unit but central 

(Walkability/Convenience high). Limited 

capital growth in past, but consistent 

https://www.microburbs.com.au/People-Lifestyle/Top-suburbs-for-Affluence-Score/Sydney#:~:text=1.%20Point%20Piper%20%2099.6,1
https://www.microburbs.com.au/People-Lifestyle/Top-suburbs-for-Affluence-Score/Sydney#:~:text=1.%20Point%20Piper%20%2099.6,1
https://www.microburbs.com.au/People-Lifestyle/Top-suburbs-for-Affluence-Score/Sydney#:~:text=1.%20Point%20Piper%20%2099.6,1
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Property 

Example 

Weekly 

Rent 

(2025) 

Est. Value 

(2025) 

Gross 

Yield 

(% 

p.a.) 

Notes (Microburbs Scores) 

rental demand from 

students/professionals. 

Table 2: New properties often show higher gross yields than comparably valued old properties, as 

seen with the new Brisbane unit versus the Sydney North Shore house. Yet, factors like location and 

local demand can swing the numbers. The Adelaide CBD unit (though older) yields well due to its 

central location and affordability. This illustrates why investors should look beyond age alone 

– Microburbs’ livability and amenity scores help identify if an older property’s location 

compensates for its age in terms of rental appeal. Meanwhile, the new Melbourne fringe house yields 

only 3.3%, partly because its value jumped since 2018 (reducing yield) – a reminder that capital 

growth can inversely impact yield over time. Investors must balance these aspects based on their 

strategy (cash flow vs growth). 

Microburbs’ Proprietary Scores: A Lens on Investment 

Potential 

One of the strengths of using Microburbs as a data source is its array of exclusive suburb scores 

that quantify aspects often overlooked by standard property data. These scores – 

including Affluence, Convenience, Lifestyle, Family, Community, Tranquility, and 

overall Liveability – offer a multidimensional view of a suburb’s character and can signal investment 

potential. 

• Affluence Score (Microburbs Exclusive): This score measures the wealth and socio-

economic status of residents, factoring in income levels, education, employment type, and 

housing ownership. A high Affluence Score (e.g. 99%+) indicates a prestigious area. Investors 

use it as a proxy for “blue-chip” status – suburbs like Point Piper and Darling Point in 

Sydney top this metric, and indeed these areas have historically low risk of long-term price 

decline. High affluence often correlates with strong owner-occupier demand and thus more 

stable capital growth. On the other hand, an investor might find opportunity in an improving 

affluence trajectory – e.g. a formerly lower-income suburb undergoing gentrification will see 

its Affluence Score rise over time, potentially presaging capital growth as demographics 

improve. 

• Convenience & Lifestyle Scores (Microburbs Exclusive): These relate to amenities and 

social life. Convenience Score evaluates access to shops, transport, and everyday services, 

while Lifestyle Score looks at cafes, restaurants, gyms, and entertainment options. New 

developments often start with low Convenience (few local services initially), but as 

infrastructure comes online (shopping centers, train stations), these scores climb – and 
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property values usually follow. Conversely, established inner-city suburbs boast high 

Convenience and Lifestyle scores from day one, contributing to their desirability (reflected in 

both high rents and prices). For example, a suburb like Fitzroy in Melbourne would score 

high on Lifestyle due to its abundance of bars and eateries, which helps even its older 

terraces and apartments remain attractive. An investor comparing an old house in a high-

lifestyle suburb versus a new house in a lifestyle-poor suburb should weigh these scores: the 

former may draw stronger long-term demand due to lifestyle factors. Microburbs identifies 

such nuances better than generic “walk score” metrics. 

• Family & Community Scores (Exclusive): Family Score incorporates school quality and 

proximity, proportion of families, and even fertility rates. Community Score gauges social 

cohesion – long-term residency, volunteerism, community facilities (libraries, halls, etc.). 

Established suburbs often have entrenched communities (high Community Score), which can 

signal lower turnover and a pride in ownership that keeps the area stable and well-

maintained (good for property values). New estates may have initially low Community scores 

(everyone is new to the area), but if designed well (with parks, community centers) they can 

foster community quickly. A high Family Score is a magnet for owner-occupier buyers 

seeking good schools, boosting demand especially for larger houses – this can benefit older 

homes near top schools. By explicitly checking these Microburbs scores, investors can 

identify, for example, a new suburb that despite being new (and thus maybe less proven) has 

very strong family appeal (new schools, playgrounds, safe environment) – indicating it might 

attract steady demand and growth as it matures. 

• Tranquility and Safety: Microburbs also rates Tranquility (peacefulness, greenery) and has 

data on crime rates (influencing a safety score). A quiet environment with low crime is 

generally positive for long-term desirability, though extremely tranquil areas (e.g. rural fringe) 

might trade off convenience. Old properties in leafier, quiet streets often command a 

premium for tranquility that new high-density areas can’t match. But new master-planned 

communities often integrate green spaces to boost tranquility. Considering these factors is 

especially important for rental tenant appeal – a new apartment might be modern but if it’s 

in a noisy, concrete-dominated precinct, some tenants might prefer an older place on a quiet 

street. 

Using Microburbs Scores for Investment Decisions: Smart investors incorporate these exclusive 

scores into their due diligence. For example: an investor deciding between a brand-new apartment in 

a glitzy but isolated precinct versus an older unit in a lively, amenity-rich neighborhood could 

quantify the difference via Microburbs (e.g. Lifestyle 10/10 in the latter versus 5/10 in the new area). 

The Livability composite score (exclusive to Microburbs) summarises overall amenity and long-term 

potential – a powerful single indicator. High livability suggests an area will attract and retain 

residents (owners and renters), a positive sign for both capital growth and rental 

stability. Microburbs’ real-time data edge also means their scores and stats adjust weekly with 

market changes, ensuring investors are using the freshest information. This level of insight, from 

Australia’s “largest database of properties” and billions of data points, is what makes Microburbs an 

authoritative resource. In essence, Microburbs’ exclusive metrics act as an “X-ray” of suburb 

fundamentals, beyond just prices and yields. They can reveal if an old property’s location strengths 
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outweigh its age, or if a new development might flourish or falter based on community and amenity 

factors. Savvy investors now expect this depth of data – as Microburbs’ founder Luke Metcalfe 

notes, “real-time growth forecasts” and granular suburb metrics give a competitive edge in 

identifying high-growth and high-yield opportunities before the broader market catches on. 

High-Performing and Historically Significant Areas 

Australia’s diverse geography means different regions shine for different reasons. We highlight some 

notable areas, drawing on Microburbs stats and historical data, to illustrate how old and new 

properties have fared: 

• Sydney & Melbourne Blue-Chip Enclaves: Suburbs such as Point Piper (NSW), Toorak 

(VIC), Dalkeith (WA) and Peppermint Grove (WA) are synonymous with wealth and long-

term capital growth. These areas are typically comprised of established homes (often 

heritage or prestige builds) and have extremely high Microburbs Affluence Scores (upper 

90s) and top-tier liveability. Historically, they show resilient growth – for example, Kooyong 

in Melbourne (Affluence ~98% (Affluence Score: Top Melbourne Suburbs Ranked-Heat 

Map)) and East Melbourne (~97.9% (Affluence Score: Top Melbourne Suburbs Ranked-Heat 

Map)) have seen strong appreciation over decades as desirable inner-city locales. Point 

Piper, frequently Australia’s most expensive postcode, has minimal sales but when traded, 

prices often set new records (its Smart Median Sale Price is ~$6.5M). Investors here are 

usually seeking wealth preservation and capital growth; rental yields are an afterthought. 

These areas are historically significant as they anchor the top end of the market and often 

lead property cycles (prices in these suburbs can be first to dip in a downturn and first to 

rebound in a recovery, reflecting the sentiment of high-net-worth owners). 

• Middle-Ring Suburban All-Stars: Many family-friendly middle-ring suburbs in capital cities 

have delivered excellent returns, sometimes outpacing more expensive inner areas in 

percentage growth. Examples: Camberwell in Melbourne, Strathfield in 

Sydney, Indooroopilly in Brisbane – established suburbs with good schools and amenities. 

Such areas often have a mix of older homes (ripe for renovation or redevelopment) and 

some new infill developments. A suburb like Strathfield (NSW) is historically significant for its 

large federation homes on big blocks; its connectivity (train line) and education options give 

it a high Family Score, and it has seen solid capital growth while also maintaining moderate 

yields due to demand from families (including renters). Microburbs data might rank 

Strathfield in the top tier for Education and Family metrics, underpinning its investment 

appeal. Investors have found success buying older homes in these areas and renovating – the 

uplift in rent and value can be substantial due to strong underlying demand. 

• Growth Corridors & New Towns: Australia’s population growth has spurred new towns on 

city fringes. Historically significant examples include Campbelltown in Sydney (developed in 

the 1960s–70s) or Berwick in Melbourne – once edge-of-city suburbs that are now well 

within the urban expanse after decades of growth. In the 2000s and 2010s, places like Point 

Cook (Melbourne) and North Lakes (Moreton Bay, QLD) boomed with new housing. More 

https://www.microburbs.com.au/People-Lifestyle/Top-suburbs-for-Affluence-Score/Melbourne#:~:text=Map%20www.microburbs.com.au%20%20Affluence%20,%3B%204.%20Toorak%2C%2097.3
https://www.microburbs.com.au/People-Lifestyle/Top-suburbs-for-Affluence-Score/Melbourne#:~:text=Map%20www.microburbs.com.au%20%20Affluence%20,%3B%204.%20Toorak%2C%2097.3
https://www.microburbs.com.au/People-Lifestyle/Top-suburbs-for-Affluence-Score/Melbourne#:~:text=Map%20www.microburbs.com.au%20%20Affluence%20,%3B%204.%20Toorak%2C%2097.3
https://www.microburbs.com.au/People-Lifestyle/Top-suburbs-for-Affluence-Score/Melbourne#:~:text=Map%20www.microburbs.com.au%20%20Affluence%20,%3B%204.%20Toorak%2C%2097.3
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recently, Western Sydney’s Badgerys Creek area (near the site of the new Western Sydney 

International Airport due by 2026) has seen a surge in development interest. Suburbs around 

there, like Bringelly and Kemps Creek, although semi-rural now, are earmarked for massive 

growth. Microburbs projections often flag such areas in growth corridors: for example, 

a Capital Growth Forecast for houses in outer Sydney might be notably high if new 

infrastructure (airport, motorway, rail) is set to improve accessibility. Indeed, Microburbs 

shows some outer Sydney suburbs with top 5% growth forecasts for the next 2 years, 

aligning with where new jobs and transport will be. Investors in new estates here have seen 

land values climb even during broader market lulls, marking these as high-performing in 

terms of percentage growth. The catch is that these are long-term plays – success depends 

on continued population growth and delivery of planned infrastructure. 

• Regional Hotspots: Outside the capitals, certain regional markets have made 

headlines. Mining towns (e.g. Port Hedland, WA; Moranbah, QLD) are a special case: new 

housing built during mining booms commanded astronomical rents and yields (often 10%+), 

but when commodity cycles turned, both rents and prices crashed. An investor who bought a 

new property at the peak in a mining town could have faced severe losses – a cautionary tale 

that new does not always equal safe ROI. On the other hand, lifestyle regions (coastal and 

scenic areas) have shown steady gains as retirees and remote workers seek them out. Places 

like Noosa, QLD or Byron Bay, NSW – once sleepy, now cosmopolitan – saw older beach 

shacks rocket in value and also spurred new luxury developments. Byron Bay’s resurgence in 

the 2010s, for instance, made it one of Australia’s best performing markets; a mix of old 

cottages (many renovated into high-end homes) and new villas now fetch multi-million-

dollar prices. Microburbs Liveability Scores in such areas are often high (natural 

environment, low density, charm), which partly explains their strong long-term performance. 

In summary, high-performing areas can be found across the spectrum – from old-money suburbs to 

brand-new growth hubs. What they tend to share is a strong demand story, whether that’s prestige, 

lifestyle, employment, or infrastructure-driven. Historically significant markets teach us lessons: 

Established inner areas = steady growth, low volatility; new fringe areas = potential for rapid growth 

but higher risk. Using Microburbs to analyze these areas provides validation: for instance, an area 

that scores well in multiple Microburbs metrics (affluence, schools, low crime, etc.) is likely to hold its 

value and prosper, regardless of whether homes are old or new. In contrast, if an area scores poorly 

on fundamentals but is solely riding a temporary wave (like a mining boom or speculative 

development frenzy), caution is warranted. 

External Influences on Property Investment (2024–

2025) 

The property investment landscape doesn’t operate in a vacuum. Recent government policies, 

infrastructure projects, and environmental events have significantly impacted both old and new 

property investments. Understanding these macro factors is crucial: 
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1. Government Policies & Legislative Changes: 

• Investor Tax and Incentives: In a notable legislative tweak, the federal government in 2017 

changed depreciation rules, disallowing tax depreciation on second-hand plant and 

equipment in established properties. This means investors buying older homes can no longer 

claim certain depreciation benefits that new property investors can (new builds still allow full 

depreciation claims on fixtures). This change narrowed the tax advantage gap between new 

and old, but new property buyers still enjoy higher depreciation deductions overall. In 2024, 

no new major tax on negative gearing or capital gains was introduced, but investors remain 

watchful of political discourse on these topics. On the incentive side, many states maintain 

the First Home Owner Grant (FHOG) for new builds only – for example, NSW and VIC offer 

grants (and stamp duty concessions) for those buying a newly built home, but not for an 

established one. This channels some demand toward new construction, indirectly supporting 

that segment of the market. 

• Rental Reforms: With a national spotlight on housing affordability, tenancy laws have been 

evolving. National Cabinet in mid-2023 agreed on a renter rights framework including 

limiting rent increases to once per year and banning no-grounds evictions. Several states 

have implemented or are implementing these measures. While these changes apply to all 

rentals, they can influence investor preferences. Some investors fear stricter rental controls 

might lower the appeal of holding property (potentially impacting lower-yield older 

properties if rent raises are limited). However, stable tenancies can also be a positive – 

lowering turnover costs and ensuring steady income. Additionally, land tax changes have 

been floated – Queensland briefly planned (then scrapped) a move to tax investors on their 

Australia-wide landholdings, indicating a trend of states looking for ways to rein in investor 

activity. 

• Foreign Investment Restrictions: In February 2025, the federal government decided to ban 

foreign investors from buying established homes for at least two years from 1 April 2025. 

This policy, aimed at easing competition for locals, means foreign buyers will now be largely 

limited to new properties only (off-the-plan apartments, house-land packages, etc.). The 

immediate impact is expected to be reduced demand for high-end established properties, 

particularly in Sydney and Melbourne where foreign interest has historically been 

concentrated. In contrast, this could boost the relative attractiveness of new developments. 

The ban is temporary (2025–2027) but signals the government’s focus on directing 

investment to new housing supply rather than bidding up existing homes. 

• Housing Supply Initiatives: The Federal Budget 2024–25 and National Housing Accord set an 

ambitious target of 1.2 million new homes over 5 years from mid-2024. To facilitate this, 

policies like planning law reforms for higher density, a $10B Housing Australia Future Fund 

(to build social/affordable housing), and incentives for build-to-rent (including tax breaks for 

institutional investors) have been rolled out. These initiatives encourage new construction – 

which could mean more supply of new units/houses (potentially tempering capital growth for 

new properties if supply meets demand) but also better infrastructure in growth areas. In 

short, government policy is currently skewed toward “building new” to address housing 
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shortages, which bodes well for new property investment activity while also trying not to 

overly penalize existing owners. 

2. Infrastructure Developments: 

Infrastructure can be a game-changer for property markets, often boosting both old and new 

properties in the serviced area. Recent and upcoming projects in Australia include: 

• Transport: Sydney Metro expansions have created new stations and improved connectivity. 

Suburbs receiving a new metro station (e.g. Castle Hill, Sydenham, Burwood North) often 

experience value uplifts as commute times drop – benefiting existing homes and spurring 

new apartment projects around stations. Microburbs’ Convenience Score for these areas 

jumps as transport access improves, which correlates with rising demand. In Melbourne, the 

Suburban Rail Loop (underway) promises to connect middle-ring suburbs, and the Metro 

Tunnel (opening 2025) will enhance train capacity – areas near these developments (like 

Sunshine for the airport rail link, or Cheltenham/Box Hill for the loop) are seeing increased 

investor interest. Brisbane’s Cross River Rail (due ~2025) similarly will boost inner suburbs like 

Woolloongabba. New road projects (e.g. WestConnex in Sydney, North East Link in 

Melbourne) can also change accessibility for suburbs, although major highways can be 

double-edged (better access but sometimes increased noise). 

• Western Sydney Aerotropolis: A standout project, the Western Sydney International Airport is 

under construction and slated to open in 2026. Around it, a planned Aerotropolis city with 

business parks, transport links (including a new metro line), and housing is in development. 

This has made surrounding suburbs like Bringelly, Orchard Hills, and St Marys property 

hotspots for both new land estates and increasing value of old acreage properties that can 

be rezoned. Some of these areas have seen extraordinary price growth on speculation. 

Infrastructure commitments (roads, rail, utilities) give investors confidence. It’s a case where 

the promise of infrastructure has driven values even before completion – a factor to be 

mindful of (early entrants saw big gains, but latecomers need to ensure the growth isn’t 

already fully priced in). 

• Regional Infrastructure: Government decentralization and infrastructure in regional areas can 

uplift those markets. For example, the announcement of tech hubs or new hospital projects 

in certain regional centers can spike housing demand. Upgrades to major highways or new 

rail links can open areas for growth. Investors looking at new versus old in regional markets 

should consider if a new development is positioned to benefit (e.g. a new estate near a 

forthcoming hospital) or if an older home closer to the town center might win out due to 

established convenience. Microburbs Suburb Reports can include details of planned 

developments, which savvy investors can use to assess future prospects. 

3. Recent Natural Disasters and Climate Factors: 

Australia’s climate events have a tangible impact on property investments – from immediate damage 

to longer-term shifts in desirability and insurance costs. 

• Floods: The 2022 Eastern Australia floods, particularly in Northern NSW and Southeast QLD, 

devastated towns like Lismore. Property values in flood-prone pockets were severely 
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impacted – land values in Lismore’s most affected areas halved after the floods. 

Consequently, banks and insurers flagged these zones, making borrowing and coverage 

difficult. Investors holding older homes there faced not just repair costs but a collapse in 

equity. New building codes now mandate higher floor levels and flood resilience, making 

new homes in these regions safer – though more expensive to build. Government buyback 

schemes in 2023 have even removed some high-risk properties from the market. For 

investors, this underscores the importance of understanding climate risk: a new house in a 

low-lying estate may be a poor investment if that area is exposed to flooding (unless proper 

mitigation is in place), while an older property on higher ground might prove a better bet. 

• Bushfires: The Black Summer bushfires of 2019–2020 ravaged parts of NSW, VIC, and SA. 

Areas in the NSW South Coast, Blue Mountains, and East Gippsland saw homes (old and new 

alike) destroyed. In some small communities, this temporarily depressed the market – fewer 

buyers were willing to build or rebuild immediately in high-risk zones. However, rebuilding 

efforts and improved construction standards (such as stringent bushfire attack level 

requirements for new structures) have since been implemented. New houses built to these 

standards may become comparatively more valuable (and easier to insure) in bushfire-prone 

areas. There is also a growing differentiation: properties with clear bushfire risk might see a 

discount, which investors need to consider when evaluating ROI. While Microburbs doesn’t 

explicitly score “disaster risk,” its Tranquility Score may indirectly favor areas with natural 

surroundings that have lower risk of wildfire exposure. 

• Insurance and Holding Costs: Natural disasters have driven insurance premiums sharply 

higher in some regions (for example, north QLD for cyclones or inland areas prone to floods). 

Older properties may face steep insurance renewals or even difficulty obtaining coverage, 

whereas new properties built to modern standards might benefit from lower premiums or 

discounts. These factors impact net yield and overall investment viability, and in extreme 

cases, repeated disaster exposure can even render areas unattractive to lenders. 

• Climate Migration: On the flip side, relatively safer areas may experience increased demand – 

for example, parts of Tasmania or elevated city areas outside flood zones may become more 

sought after. Past flood events have driven buyers away from low-lying streets and toward 

hills, demonstrating that long-term resilience is a key factor in property investment. 

4. Economic Factors (Briefly): 

Interest rates and credit availability uniformly impact old and new properties. In 2024, interest rates 

in Australia reached their highest levels since 2012, tempering borrowing capacity. This has 

particularly impacted expensive established property markets such as Sydney, slowing capital 

growth. Meanwhile, construction cost inflation (up ~30–40% since 2020) has made new 

developments pricier, occasionally even leading to builder insolvencies. However, a tightening of new 

supply alongside robust migration has started pushing up prices across both new and established 

properties, especially for units in the period 2023–2025. 

Real-Life Case Studies: ROI on Old vs New Investments 
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Case Study 1: New Apartment vs Old House (Sydney 2015–2025) 

Background: In 2015, two friends each invested $800,000 in Sydney property. Investor A bought a 

brand-new 2-bedroom apartment in the inner-city precinct of Sydney Olympic Park (a high-rise 

project completed that year). Investor B bought an older 3-bedroom house on a 600 m² lot in 

Blacktown (an established suburb in Western Sydney), built in the 1970s but in decent condition. 

• Initial Situation (2015): Investor A’s new unit had modern facilities and attracted a tenant at 

$650 per week rent (approximately 4.2% yield). Investor B’s old house rented for $450 per 

week (roughly 2.9% yield, as the $800k property was largely land value). At the time, 

Microburbs showed Olympic Park with a high Lifestyle Score (courtesy of sporting venues 

and eateries) but a moderate Community Score, while Blacktown exhibited a strong 

Community and Family score but a lower Affluence Score. 

• Outcome (2025): Ten years later, the outcomes diverged significantly. The new Olympic Park 

apartment is now worth approximately $850,000 (a modest +6% increase over 10 years, 

trailing inflation). A glut of similar apartments and some building defects requiring special 

levies contributed to restrained capital growth, although rents rose to $750/week (yielding 

~4.6%). In contrast, the old Blacktown house benefited from Western Sydney’s growth and 

housing shortage, now valued at about $1.3 million (+62% over 10 years). Improvements in 

the suburb’s infrastructure and rising local Microburbs Convenience and Lifestyle scores 

spurred the increase. Although the house’s rental yield decreased (with rent rising to 

$600/week on the higher value), Investor B’s overall return—further enhanced by a modest 

renovation—vastly outperformed Investor A’s unit. 

Takeaway: The older property in a growth suburb delivered superior total returns, demonstrating the 

power of land value and scarcity. The new apartment’s advantage in rental yield did not compensate 

for its limited capital growth, highlighting the risks inherent in new, high-density projects. 

Case Study 2: New House-and-Land vs Old Unit (Regional Queensland) 

Background: In 2018, an investor couple with a $500,000 budget considered two options in 

Queensland. Option 1 was a new house-and-land package in Griffin, a developing suburb north of 

Brisbane (Moreton Bay region), priced at $480k for a 4-bedroom home on a modest block. Option 

2 was an older 3-bedroom unit in an established coastal regional city (Townsville), priced at $420k in 

a 1990s complex. 

• Decision & Rationale: The couple chose Option 1—the new house in Griffin—enticed by 

depreciation benefits and strong rental prospects in Southeast QLD’s growth corridor. 

Microburbs’ data for Griffin showed a Housing Stock Quality Indicator in the top 20% along 

with strong forecast capital growth driven by an influx of young families. Conversely, the 

Townsville unit, though cheaper, carried higher vacancy risks amid a sluggish local economy 

affected by past flood events. 

• Outcome by 2025: The Griffin new house appreciated to roughly $650,000 (a +35% 

increase), fueled by Brisbane’s booming market in 2021–2022 and ongoing migration to 

affordable suburbs. Initial rental yields of around 4.5% (with $430/week) later adjusted to 

about 4.4% on the higher valuation when rents increased to $550/week. Additionally, tax 
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depreciation benefits improved cash flow. Had the couple chosen the Townsville unit, its 

value would likely have declined to around $380,000 (a –10% change) amid oversupply and 

economic weakness, with intermittent vacancy periods further eroding returns. 

Takeaway: The decision to invest in a new property within a thriving region resulted in markedly 

better overall performance. This case underscores that location and economic context can trump 

property age; a new build in a high-growth corridor can outperform an older property in a declining 

market. It also demonstrates the importance of interpreting market cycles with data from sources like 

Microburbs. 

Case Study Insights: Real-life outcomes depend on multiple factors – not just property age but also 

location, supply and demand conditions, and broader economic influences. New properties can 

perform very well in the right locale and timing, while old properties may underperform if situated in 

lagging markets. Generally, investing in quality, established locations tends to be safer for capital 

growth, whereas new properties can excel when economic trends are favorable and tax/yield 

advantages are effectively leveraged. Integrating Microburbs data into such analyses provides 

valuable insights into local market fundamentals. 

Conclusion 

Investing in old vs new residential properties in Australia presents distinct risk-return 

profiles. Established properties offer the allure of proven capital growth, underpinned by land value 

and prime locations, but often deliver lower rental yields and may incur higher maintenance 

costs. New properties promise modern appeal, higher rental yields, and tax benefits, but can carry 

risks of overvaluation, slower capital growth (especially if oversupplied), and uncertainties in long-

term performance. 

Microburbs’ real estate data and exclusive 

scores emerge as an invaluable resource in navigating 

these choices. By providing rich insights into suburb 

affluence, convenience, community, and growth 

metrics, Microburbs enables investors to look beyond 

generic assumptions. It emphasizes that factors such as 

location and demographic appeal can matter more 

than property age alone. Whether an investor seeks an 

established home for long-term capital gains or a new 
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apartment for attractive rental income, a data-driven 

approach remains paramount. With Microburbs’ 

comprehensive suburb reports and regularly updated 

statistics, Australian investors are better equipped to 

make informed decisions to maximize ROI in a 

dynamic market environment. 

Disclaimer: The information provided in this document is for informational purposes only and does 

not constitute financial advice. Please consult a qualified financial advisor before making any 

investment decisions. All content is provided "as is" without any express or implied warranty. 

 
 

 


