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AN INSIDER’S GUIDE TO BUYING SMART, BUILDING WEALTH, AND
AVOIDING THE HIDDEN TRAPS OF THE EASTERN SUBURBS MARKET.

Brought to you by Pacific Property Buyers - helping buyers move from reactive
to strategic in a market that rewards precision.




If you've been watching Sydney's Eastern Suburbs market, you'll know supply has never felt tighter.

Corelogic’'s 2025 Home Value Index shows Sydney listings down 12.1% year-on-year, while the Eastern
Suburbs have seen an even sharper decline, with house stock down 14-16% depending on postcode

(Bondi, Vaucluse, Bronte).

(CoreLogic Monthly Housing Chart Pack, Sept 2025)
Add to that a steady stream of returning expats, downsizers moving out of the North Shore, and young
professionals trading up, and you have a market defined by low turnover, high competition, and very

little room for error.

In 2025 alone:

Auction clearance rates in the East averaged 74-77%, among the highest in the state.

Median house prices in suburbs like Vaucluse ($8.5 M) and Bellevue Hill ($7.2 M) have not softened

since mid-2023.

In Bondi, Bronte, and Clovelly, houses are selling 15-25 days faster than the Sydney median.




Why this matters:

You're no longer just buying a property; you're buying into a market that rewards information

asymmetry.
Those with the right intel, network, and negotiation discipline secure the wins. Those without often

overpay, miss timing, or compromise on quality.

This is not a volume market

— it's a relationship market.

Albert Sassoon,

Founder, Pacific Property Buyers



WHAT YOU'RE NOT SEEING (AND WHY IT MATTERS)

Nearly half of the East's transactions happen off-market.

In 2024, REBAA estimated that 45-50% of Sydney’s prestige and mid-tier properties were sold quietly — before they

ever hit the portals.

That figure is even higher in the East, where relationships and reputation dictate access.

Without professional representation, you're locked out of this network. You see what's public, not what's possible.

Common blind spots buyers face:

Z \ The “pretty facade” problem: A renovated property masking strata issues,
|
\ /’ unapproved works, or overcapitalisation.
N =
P~ N \ The mispriced illusion: Listings underquoted for momentum, or overpriced for
|
\ /’ prestige. Both skew your benchmarks.
N =
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l/ \ The emotional overbid: Letting urgency or FOMO outweigh
\ /’ data.
D
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l/ \ The missed future upside: Failing to read what's coming, transport upgrades,
\ /’ rezoning, new schools, or streets on the rise.
N =

When you work with Pacific Property Buyers, you gain eyes for the unseen: zoning layers, DA
activity, construction quality, micro-pockets of value, and the seller’s true motivation — the

small details that shift the outcome.

“We don't chase listings; we create access.”



THE BUYING PROCESS

The PPB Method: Precision. Process. Peace of Mind.

Our process isn't about pressure. It's about clarity. Every stage is designed to strip out noise, give you

certainty, and ensure you buy strategically, not reactively.

1. The Discovery Brief
We begin with your “why.” What are you buying for? Lifestyle, growth, stability, family? e define your
brief, non-negotiables, and financial range. We'll review your borrowing capacity (often in partnership with

your broker) so we can move decisively when the right property emerges.

2. Market Mapping

We audit the suburbs and micro-pockets that align with your goals, Bondi vs Bronte, Vaucluse vs Dover
Heights, Double Bay vs Paddington, looking at historical growth rates, median sale differentials, and
upcoming infrastructure or zoning shifts.

(Example: Paddington's five-year growth at 31% outperformed the Sydney median by 9%, source:

Corelogic 2024.)

3. Off-Market Access
Our network is built from over 25 years in sales and auctioneering. That means early calls, private

inspections, and pre-launch access that never reaches the open market.

4. Evaluation and Negotiation
We benchmark every potential purchase against suburb medians, land size ratios, past DA approvals, and
recent comparables, then negotiate using that data. We know the agents. We know their tactics. We know

when to wait and when to strike.

5. Due Diligence
We coordinate building and pest reports, legal review, and valuation checks. Nothing gets signed without

full transparency.
6. Settlement and Beyond

We liaise with your lender, solicitor, and vendor agent to ensure settlement runs seamlessly. After the

handover, we remain in touch for renovation guidance, tenant sourcing, or resale timing.

“We make your property journey predictable — even in an unpredictable market.”



KEY CONSIDERATIONS BEFORE YOU BUY
What Every Eastern Suburbs Buyer Should Know

1. Know your true budget, not just your approval limit.
Interest rate environments shift. Stamp duty, strata levies, and renovation costs can quietly erode your ceiling. Build

buffer zones and plan for contingencies.

2. Understand local variance.
Two homes 200 metres apart can differ by millions depending on views, street character, and development potential.

Don't rely on postcode averages; rely on micro-comparables.

3.Timing beats perfection.
Waiting for the “perfect” property often means buying into a more expensive market. Focus on alignment and

long-term fundamentals, not trend peaks.

4. Look beyond aesthetics.
A cosmetic renovation can disguise structural issues, while an unassuming property on a good street can outperform

flashier neighbours.

5. Plan your exit before your entry.
Ask: What's my horizon? A well-chosen home should support your next five to ten years of growth, personal or

financial.

6.The “hidden costs” checklist.

Conveyancing, loan fees, building reports, LMI, insurance, and potential renovations. Know them early, not at contract

time.




WHY A BUYER'S AGENT CHANGES EVERYTHING

Your Edge in a Tight Market

A buyer's agent exists for one purpose: to protect and empower the buyer.

Competing with dozens of open-home
attendees

Negotiating blind, guided by emotion
Relying on selling agents (who represent
the vendor)

Paying reactive prices

Weeks of uncertainty

Access to pre-market and

private listings

Data-driven negotiation and

agent insight

Representation that acts solely

for you

Buying based on strategy, not sentiment

Seamless, start-to-finish process

Our Value Proposition:

We combine 25 years of local real-estate expertise with 20 years of construction knowledge, giving our clients more

than just listings, we give them foresight. We know how to read a floorplan for its flaws, a facade for its history, and a

market for its momentum.

“We help buyers see not just what’s in front of them — but what's possible beyond it

Warm Human Touch

We're not transaction-driven. We're relationship-driven.

Every client we represent is treated like family, not because it sounds good, but because that's the only

way we know how to work.

You'll always get straight answers, clear feedback, and a process that feels personal, not corporate.

Because property isn't just numbers, it's your life, your time, your story.




READY TO BUY SMARTER?
Let's Turn Knowledge into Action.

The Eastern Suburbs move quickly — but not randomly. With the right team, the right data, and the right
strategy, you can make that move confidently.

If you're ready to explore what's possible, book a confidential discovery call with Albert Sassoon and the
team at Pacific Property Buyers.

Specialists in Sydney’s East — from Bondi to Bellevue Hill, Paddington to Vaucluse.

ww\w.pacificpb.com.au
info@pacificpb.com.au

Pacific Property Buyers
Because in the Eastern Suburbs, opportunity doesn't wait — but with the right strategy, you don't have to

chase it.




