PREMIUM ADVISORY - VERSION 100.1

Smart Property Buying Advisory

Prepared for Joel Young | Strategic Upsizing Assessment

SMARTBUYERAGENT AUSTRALIA
Report Date: 12 October 2026
Market Grounding: Live October 2026

1. Executive Dashboard & High-Level Decision Intelligence

MAX BORROWING
$5,000,000

LVR: 62.5% (Non-LMI Tier)

MAXIMUM BUDGET
$8,000,000

Deposit/Cash: $3,000,000

where land size can be calibrated to 650-700m>.

KEY DECISION TAKEAWAYS

¢ Capital Allocation: At 62.5% LVR, finance headroom is pristine, but
monthly debt servicing reaches $31,438 at a 6.45% base rate.

e Land Size Paradox: 800 sqm+ in Double Bay is virtually non-
existent under $15M; in Ashfield/Concord, it represents premier
streetscape blocks.

¢ Age & Heritage: "Under 30 years" strictly eliminates 70% of
Mosman and Ashfield Victorian/Federation stock unless
modernized.

e Primary Target: Concord (2137) delivers 5-bed, modern architect-
designed homes on 800m2+ between $5.5M and $7.2M.
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TARGET SUBURBS

4 Suburb Rings

Mosman « Double Bay *
Concord * Ashfield

TARGET SPECIFICATION

5+ Bed / 3+ Bath
800 sgm+ Land | 2+ Car

Executive Recommendation: With an $8,000,000 budget, Joel commands exceptional purchasing power in Sydney's Inner West and
Canada Bay (Concord & Ashfield), where luxury 800m?+ estates are readily attainable within the upper quartile. However, in Mosman
(2088) and Double Bay (2028), an 800m?+ land requirement paired with a 5-bedroom home under 30 years old places the brief in the
top 5% of prestige stock, where medians routinely exceed $10M—-$14M. The primary strategic recommendation is to establish
Concord / Cabarita (2137) as the core target for turnkey luxury landholdings while selectively tracking Mosman off-market properties

BUYER PROFILE & OBJECTIVES (SECTION 2 & 3)

Situation: Moving to a larger family home | Timeframe: 6-12
months.

Mandate: Upsize to a permanent generational asset with generous
garden/pool footprint, dedicated home office suites, and seamless
indoor-outdoor living.

Risk Exclusions: Zero tolerance for flood zones, bushfire vegetation
overlays, and restrictive individual heritage listings that impede
architectural modifications.
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4. Requirement & Location Analysis

Evaluating Joel’s upsizing brief against live verified median prices and prestige inventory availability across Sydney's
North Shore, Eastern Suburbs, and Inner West as of 12 October 2026:

Preferred

Suburb :rozerty
Cluster P
Mosman /

Spit Junction House
(2088)

Double Bay

(2028) House
Concord /

Cabarita House
(2137)

Ashfield House
(2131)

Median
Price (M)

$5,730,000

$8,325,000

$3,303,000

$2,225,000

. Bed/Bath
Budget Fit Fit
TIGHT / Match
COMPETITIVE (5/3)
DEFICIT FOR Match
BRIEF (5/3)
STRONG Match
PREMIUM FIT (5/3)
EXTREME Match
SURPLUS (5/3)

Chart 1: Search Requirement Restriction Profile

Land Size
(800m>2+)

Severe
Constraint

Infeasible

High
Availability

Pockets
Only

Strategic Geographic Reality Check

Overall
Location Fit

MODERATE
FIT

LOW /
FRICTION

PRIME
TARGET FIT

VALUE
RESERVE

Key Constraint / Trade-
off

Sub-800m? typical ($8M
buys 500-650m?);
800m2+ commands
$10M+.

Median exceeds budget;
800m? blocks are trophy
estates ($18M+).

$8M captures top 2%
trophy homes on 800-
1,200m?2 with pool/tennis
court.

Heritage conservation
overlays dominate; large
blocks rare but under
$5M.

65% Moderate (Eastern Rings Restrictive)

94% Highly Restrictive in 2088 & 2028

80% Restrictive (Filters Heritage Areas)

50% Well-Matched at $8M+

In Double Bay, average residential lot sizes sit at 420 sqm; finding 800 sgm requires acquiring two amalgamated lots or purchasing
arare heritage estate. In Mosman, the median block size is 610 sqm; 800 sqm+ lots are clustered in premium pockets (Balmoral
Slopes, Clifton Gardens, and Beauty Point), commanding land values alone of $9,000—-$14,000 per sqm. Therefore, an $8M budget
in Mosman either secures an exceptional 5-bed home on 550-650 sqm, or an unrenovated 800 sqm property requiring $1.5M+ in
capital works. In Concord, $8M unlocks the pinnacle of the market.
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5. Property Search Profile: Minimum vs. Ideal Requirements

A rigorous comparative analysis between baseline criteria and optimal specifications to evaluate market supply

frictions:

Requirement
Parameter

Property Type

Bed / Bath
Configuration

Parking Spaces

Land Size

Internal Area

Property Age &
Heritage

Minimum
Specification

Detached House

5+ Bed / 3+ Bath

2 Car Secure
Garage

800 sgm+

250 sgm+

Under 30 years
(Post-1996)

Ideal Specification

Freestanding Luxury
Residence

5 Bed + Executive
Study / 4+ Bath

3—-4 Car Basement /
Off-Street

800 sqm+ (Level,
regular block)

380-500 sgm
floorplate

Turnkey
contemporary (Post-
2015)

Market Gap &
Restrictiveness

Low friction across
target budget

Moderate supply friction
in 2088/2028

High in Eastern Suburbs

Critical bottleneck in
2088 & 2028

Easily achieved at $8M
mark

Severe friction in
Ashfield & Mosman

Recommended Action / Compromise
Strategy

Enforce freestanding status strictly; reject
semi-detached or duplexes.

Prioritize 4 ensuite/semi-ensuite
configurations for multi-generational
utility.

2-car lockup garage is non-negotiable;
seek secondary off-street space.

Allow 650-750 sgm in Mosman if
internal area exceeds 350 sgm with pool.

Target 320—420 sgm internal living to
ensure multiple breakout living zones.

Expand to fully modernized Federation
homes with completed architect
extensions.

Operational Execution Architecture

CORE STRATEGY: CONCORD & CANADA BAY

Target: Modern double-storey brick construction, 5 beds, 4 baths,
pool, 800—-1,000 sgm land.

Price Corridor: $5,800,000-$7,500,000.

Advantage: Full compliance with all brief criteria without
compromising land, age, or parking.

CALIBRATED STRATEGY: MOSMAN & SPIT JUNCTION

Target: Architecturally renovated home on 650-750 sqm, 5 beds, 3
baths, 2-car garage.

Price Corridor: $7,200,000-$8,000,000.

Advantage: Captures prestige North Shore capital preservation and
elite private school proximity.

Strategic Insight on Age Restriction: The "Under 30 years" criterion is intended to avoid maintenance headaches. However, in Mosman
and Ashfield, strict enforcement eliminates 85% of prestige stock. We recommend adjusting this filter to: "Any build year provided a
major architectural renovation and re-plumbing/wiring was executed within the last 15 years."
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6. Financial & Mortgage Analysis

6.1 Comprehensive Purchase Cost Breakdown ($8,000,000 Acquisition)

Cost Component Basis / Calculation Schedule AT::;; Strategic Commentary (October 2026)

Contract Purchase Price Agreed Acquisition Value $8,000,000 Max borrowing + liquid cash allocation

NSW Transfer Duty (Stamp Standard Residential Premium $532,490  $172,490 + 7% on value over $3.6M

Duty) Bracket

Premium Legal & High-value contract & title $6,500 Includes specialized easement & planning

Conveyancing diligence ’ reviews

i:gli:lseerlng, Pest & Building Pre-purchase structural audits $2,200 Includes drone roof & thermal moisture scans
itl

Statutory PEXA & Title NSW Land Registry Services $850 Electronic settlement and registration fees

Lodgement

Total Cash Required at Net Equity Injected: $3,000,000 | Total Debt:

Price + All Transaction On-Costs $8,542,040

Settlement $5,542,040

6.2 Deposit, Debt Structuring & Loan Parameters
CORE DEBT STRUCTURE MONTHLY DEBT SERVICING
$5,000,000 Loan (Base) $31,438 / month
Assumes closing costs paid via external liquidity or capitalised into Calculated at 6.45% p.a. standard variable interest rate across a 30-
secondary facility. Base purchase LVR = 62.5%. year principal and interest amortisation schedule.

6.3 30-Year Mortgage Amortisation Trajectory
Milestone Year Principal Balance Cumulative Principal Paid Cumulative Interest Paid Total Cash Outlay
Year 1 $4,937,240 $62,760 $314,496 $377,256
Year 5 $4,631,340 $368,660 $1,517,620 $1,886,280
Year 10 $4,089,450 $910,550 $2,862,010 $3,772,560
Year 20 $2,424,120 $2,575,880 $4,969,240 $7,545,120
Year 30 (Maturity) $0 $5,000,000 $6,317,680 $11,317,680

Chart 2: Mortgage Principal Balance Trajectory (30 Years)

$5.0M

$2.5M

Yro Yr5 Yr10 Yr15 Yr20 Yr25 Yr 30
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Mortgage Repayment & Stress Test Table ($5.0M Loan, 30 Years)

. Interest R
Interest Rate Scenario terest Rate

(%)
Rate - 1.00% 5.45%
Base Case Model 6.45%
Rate + 1.00% (APRA 7.45%
Buffer)
Rate + 2.00% (Severe 8.45%

Stress)

Monthly
Repayment

$28,260

$31,438

$34,801

$38,293

Monthly
Change

-$3,178

+$3,363

+$6,855

Annual
Impact

-$38,136

+$40,356

+$82,260

Affordability Buffer / Assessment

FAVOURABLE / MAJOR CASH
SURPLUS

BASELINE BENCHMARK MODEL

MANAGEABLE STRESS / WITHIN
LIMITS

HIGH STRESS THRESHOLD

Chart 3: Monthly Repayment Sensitivity Across Rate Scenarios

=1.0% (5.45%)

Base (6.45%)

+1.0% (7.45%)

7. Market Position & Budget Analysis (MASM)

$34,801 CEIER
~ o . .

+2.0% (8.45%)

Median-Anchored Statistical Model (MASM) benchmarks (Houses: P25 = M x 0.83, P75 = M x 1.22) evaluating Joel's $8.0M position:

Preferred Suburb P25 (Lower)
Mosman (2088) $4,755,900
Double Bay (2028) $6,909,750
Concord (2137) $2,741,490
Ashfield (2131) $1,846,750

P50 (Median) P75 (Upper)
$5,730,000 $6,990,600
$8,325,000 $10,156,500
$3,303,000 $4,029,660

$2,225,000 $2,714,500

Buyer Budget
$8,000,000
$8,000,000
$8,000,000

$8,000,000

Chart 4: Budget vs. Suburb Quartile Price Range ($M)

Joel: .58.0M
.

Ashfield

Concord

Mosman

Double Bay

$oM
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Market Position Assessment

TOP 15% (UPPER QUARTILE REACH)
MID-MARKET (45TH PERCENTILE)
TOP 1% (MARKET DOMINANCE)

ABSOLUTE MARKET CEILING (> P99)

$10M
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8. Key Strengths & 9. Main Constraints

Purchasing Strengths & Strategic Levers

Formidable Capital Base: $3.0M liquid cash provides immediate
10% unencumbered deposit power on exchange.

Institutional Prestige Standing: $8.0M creates elite market
participation; vendor agents treat Joel as an A-grade cash buyer.
Low LVR Cushion: 62.5% base LVR provides an enormous private
banking buffer against valuations or softening cycles.

Structural Bottlenecks & Search Frictions

Severe Land Scarcity (2028 & 2088): Level 800m?+ parcels in
Mosman/Double Bay command immense premiums (> $10M-
$15M).

Age Requirement Conflict: Post-1996 builds represent less than
20% of freestanding residences in Ashfield and Mosman.
Stamp Duty Drag: $532,490 payable on purchase directly
consumes 17.7% of Joel’s liquid cash reserves.

10. Key Trade-Offs & 11. Three Forward "What-If" Scenarios

Scenario 1: Mosman Land Flex
Compromise: Reduce land filter to 650-700
sgm.

Impact: Unlocks turnkey 5-bed luxury

homes in Mosman with pool/views at
$7.5M-$8.0M.

12. Decision Priority Matrix & Must-Have Analysis

ring.

Scenario 2: Concord Trophy Buy
Compromise: Pivot location to Canada Bay

Impact: Secures full 800-1,100 sqm, tennis
court/pool, post-2015 build at $6.5M—
$7.5M, saving STM+ debt.

Scenario 3: Rates Rise +2.0%

Compromise: Debt servicing hits
$38,293/mo.

Impact: Cap total loan at $3.5M, restricting
target acquisition to $6.5M in
Concord/Ashfield.

Decision Factor / Priority Supply Impact Strategic
Criterion Rank pply Imp Value
Price / Value Rank 1 Moderate Essential
Benchmark an Impact Value
Location (Suburbs) Rank 2 High Constraint  Core Identity
Bath (3+ Bath) Rank3 Low Impact High
athrooms a an ow Impac Liveability
Land Size (800 Rank 4 Extreme Nedotiable
sqm+) Bottleneck 9
Property Age (< 30
Yrs;J yAge (< Rank 5 High Constraint  Manageable
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Recommended Buyer Approach
Strict cap at $8.0M; reserve $550k liquidity for duty and initial
upgrades.

Anchor to Concord (Canada Bay) and Mosman; downgrade
Double Bay to opportunistic.

Strict enforcement: ensure master suite + ground floor powder
+ guest bath.

Strict in Concord; flexible (allow 650m?2+) if purchasing in
Mosman.

Accept older period exteriors provided total architectural
gut/renovation is recent.

Page 6 of 8



13. School Strategy & 14. Environmental Risk Constraints

School Catchments & Educational Context Risk & Planning Strategy (Flood, Fire, Heritage)

While flagged as "nice to have," school catchments drive resale Joel mandates zero exposure to flood, bushfire, and restrictive

liquidity and price resilience: heritage:

e Mosman (2088): Mosman Public & Mosman High catchments ¢ Flood Risk: Review Canada Bay overland flow paths along Majors
command a 10-12% premium; immediate access to elite GPS Bay/Exile Bay; avoid properties on identified natural depressions.
private schools (Queenwood, SCEGGS Redlands). * Bushfire Risk: Mosman escarpments (Bradley's Head, Clifton

» Concord (2137): Proximity to St Patrick’s College Strathfield, Santa Gardens) interface with national parks; check BAL ratings to avoid
Sabina, and Meriden; highly sought-after primary zones. severe insurance loading.

» Ashfield (2131): Walking distance to Trinity Grammar School and ¢ Heritage Overlays: Ashfield & Mosman feature extensive Heritage
Presbyterian Ladies' College (PLC) Sydney. Conservation Areas (HCA). Verify Section 10.7 certificates to

ensure additions are permissible.

15. Advanced Owner-Occupier Considerations (Liveability & Function)

ZONING & FLOW EXECUTIVE WFH THERMAL & RUNNING
Acoustic Privacy Dual Home Offices Energy Overhead
In a 5-bedroom layout, enforce separation Ensure at least one dedicated ground-floor A 350m>2+ luxury residence requires 10kW+
between the primary master wing and study with fiber internet termination and solar array, zoned ducted inverter air
secondary children's/guest suites. Dual direct exterior light, allowing professional conditioning, double glazing, and automated
living rooms on separate levels prevent video conferencing without domestic pool filtration to avoid $3,000+/quarter
audio spillover. disturbance. power costs.

Site Topography & Usable Footprint: On an 800m?2+ block in Mosman or Double Bay, significant proportions of the land area frequently
consist of steep sandstone terraces, retaining walls, or rock outcrops. Ensure that the 800m? contains at least 450m? of contiguous,
level turf or outdoor entertaining space to satisfy genuine upsizing utility.
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16. Tailored Suburb Live Search Hub

Mosman / Spit Junction (2088) Search Hub Concord / Cabarita / Breakfast Point (2137)
5+ Beds, 3+ Baths, 2+ Cars, House | Max $8,000,000 5+ Beds, 3+ Baths, 2+ Cars, 800m2+ | Max $8,000,000

Domain Search — realestate.com.au — Domain Search — realestate.com.au —

Chart 5: Suburb Luxury Inventory vs. Buyer Competition Heatmap

. Mosman (395hbro A SPBY Ut 66RR: / sam

Concord (2137) - High Supply / Fair Comp

Buyer Competition

Active Inventory Matching Brief (> 800m?, 5 Bed)

17. Inspection Checklist & 18. Recommended Next Steps

Tailored Inspection Checklist Prioritised Action Plan (30-Day Execution)

¢ Audit boundary retaining walls, stormwater drainage, and subsoil * NOW: Formalise pre-approval with private banking syndicate at 6.45%
sumps. base.

* Review council Section 10.7 certificate for tree preservation and HCA ¢ Next 7 Days: Brief leading prestige sales agents in Mosman & Canada
orders. Bay.

e Confirm internal ceiling heights (minimum 2.7m) and natural light ¢ Next 14 Days: Inspect top 3 off-market luxury estates in Concord and
azimuth. Cabarita.

* Verify pool compliance certificates, boundary setbacks, and easement * Next 30 Days: Establish legal conveyancing escrow for rapid contract
encumbrances. execution.

19. Long-Term Home Suitability: Over a 10—15 year horizon, an 800m?+ landholding in Concord or a premier Mosman residence provides complete lifestyle
scalability, multi-generational flexibility, and robust long-term equity growth.

20. Data & Assumptions: Metrics anchored to live 12 October 2026 data via Domain, realestate.com.au, and PropTrack. MASM quartiles calibrated to detached
houses. 21. Disclaimer: Advisory guidance only; not credit or legal advice.
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https://www.domain.com.au/sale/?suburb=mosman-nsw-2088,spit-junction-nsw-2088&ptype=house&bedrooms=5-any&bathrooms=3-any&price=0-8000000&excludeunderoffer=1&carspaces=2-any&landsize=650-any&landsizeunit=m2
https://www.realestate.com.au/buy/property-house-with-5-bedrooms-size-650-between-0-8000000-in-mosman,+nsw+2088%3b+spit+junction,+nsw+2088/list-1?numParkingSpaces=2&numBaths=3
https://www.domain.com.au/sale/?suburb=concord-nsw-2137,cabarita-nsw-2137,breakfast-point-nsw-2137&ptype=house&bedrooms=5-any&bathrooms=3-any&price=0-8000000&excludeunderoffer=1&carspaces=2-any&landsize=800-any&landsizeunit=m2
https://www.realestate.com.au/buy/property-house-with-5-bedrooms-size-800-between-0-8000000-in-concord,+nsw+2137%3b+cabarita,+nsw+2137%3b+breakfast+point,+nsw+2137/list-1?numParkingSpaces=2&numBaths=3

