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The housing market correction that began in early 2022 is moving
into its second year. The last three months has seen turnover and
prices continue to decline, and housing-related sentiment still firmly
in negative territory. Markets will continue to come under intense
pressure over the first half of 2023, with high inflation expected

to draw a further 75bpbs in interest rate tightening from the RBA.
Headwinds will extend into the second half as rates remain high and
the economy slows, a housing recovery only gaining traction once
moderating inflation allows rates to move lower from 2024 on.

While the inflation and interest rate situation continues to dominate,
there are signs that physical supply-demand balance is becoming
more supportive. A big migration-driven surge in population is
already driving a material tightening in rental markets. Continued
net inflows and subdued levels of new building mean a sustained
further tightening across the wider market is likely in coming years.

1. Australia: national housing conditions
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Our Feb Housing Pulse finds all capital city markets weakening.

The Feb month has seen some moderation in price declines but this
is unlikely to hold given the prospect of further rates rises. Recent
state-level tax changes also appear to have given a lift in NSW. Other
indicators remain broadly negative: buyer sentiment near cycle lows,
price expectations subdued, risk aversion elevated and labour market
confidence softening. Our Westpac Consumer Housing Sentiment
Index points to the slide in turnover continuing near term. Prices are
expected to decline a further 8% nationally in 2023, lifting 2% in 2024.

All states are now seeing corrections but conditions continue to
vary significantly. Falls are more advanced and deeper in NSW, Vic
and Tas. Qld has seen a sharp snap-back since mid-2022 and both
WA and SA continue to record much milder declines - markets in
all three of these states still looking relatively tight in terms of both
listings vs sales, and rental vacancy rates.

“.. the inflation and interest rate
situation continues to dominate...”
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+-0.5 *The Westpac Consumer Housing Sentiment Index is a

| 15 composite measure based on four housing-related components
o of the Westpac Consumer Sentiment survey. See Appendix on
25 p38 for more details.
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OVERVIEW: correction enters year two

2. Consumer sentiment: housing

price expectations index
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3. Consumer sentiment: jobs & risk aversion
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- Australia’s housing market correction remains in full swing.
Nationally, turnover is now down by just over 30% from its
post-delta high in 2021. Prices across the five major capital
cities are now down 9.7% from their peak in Apr 2022 with
nearly all sub-markets recording price declines into year-
end.

- Housing-related sentiment remains very weak led by an
extended run of pessimistic reads on 'time to buy a dwelling’,
rising interest rates clearly still over-riding any price-driven
improvements in affordability. Price expectations have lifted
a little over the last 3mths and remain subdued rather than
at outright negative levels. What was previously very strong
confidence around jobs has softened, suggesting a cyclical
turn. And risk aversion remains very high.

Despite the bleak situation, auction markets have firmed,
especially in Sydney with clearance rates lifting and the
pre-auction withdrawals back around more normal levels.
That said, some of this may reflect changes to stamp duty
arrangements in NSW (see p12) which came into effect when
trading was also very thin over the summer low-season.

'On-market’ supply remains mixed - listings to sales ratios
are about in line with their long run avg nationally but an
overhang of stock is becoming apparent in NSW and Vic
where sales have fallen more heavily. Conditions remain
relatively tight in other markets. New listings have fallen
by nearly a third from their late 2021 highs with all major
markets recording significant declines.

- Prices have continued to press lower, down 1.2% in Dec and
11% in Jan. While Feb is tracking a much milder 0.1% fall,
some of this also appears to be due to the first home buyer
policy changes in NSW, slower declines elsewhere likely
reflecting a passing hope at the start of the year that the

Housing Pulse February 2023



RBA may be about to pause its rate tightening cycle.

4. Auction clearances rates
- Nationally, the Westpac Melbourne Institute ‘time to buy

o5 % Sydney Melbourne %_ 95 a dwelling’ index declined 4.3% over the 3mths to 73.9 in
""" weekly  —monthly Feb, a new cycle low. The index has been tracking very low
levels for a year now, an unusually long period of weakness
by historical standards. Most previous cycle lows have lasted
for less than six months, the only other prolonged period of
weak reads being during the early 1990s recession.
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45 | avg - Price expectations have shown a tentative improvement.
The Westpac-MI Consumer House Price Expectations

35 .. tgures seasonally adjusted by Wesktpac Index rose 12.9% over the 3mths to Feb, reversing a similar-

op | Sources: APM, CoreLogic, Westpac Economics sized decline over the previous 3mths. While the lift takes

Feb-13 Feb 16 Feb 19 Feb 22 Feb-13 Feb-16 Feb-19 Feb-22 expectations back from 'net negative’ to 'net positive'
territory and puts them well above previous cycle lows,
price expectations are still well below long run avg levels.
All up, they still look a little fragile, particularly given the

5. Res'dentlal pl'operty Ilstmgs iﬁéfr:;%?ylr;tﬁgzs;eriltﬁgsetlook and likely return to steady
16 ratio sales to new listings (Ihs)* total listings (rhe)" months 6.5 - Consumers are becoming less confident about jobs. The
15 4 —6mth avg Souroe: Coretogto, Weslpac Egpnomics L 6.0 Westpac Melbourne Institute Unemployment Expectations
1.4 4 -~ mthly (adv'd 3mths) l 55 Index lifted a further 1.8% of the 3mths to Feb, having
13 4 L 5.0 jumping 13.4% over the previous 3mths to Nov (recall that
121 R4 | 45 higher reads mean more consumers expect unemployment
11 | R A N | 40 to ri_se in the year ahead). While this still pitches job
10 ANV A | L 35 sentiment at better than avg levels, Q3 last year is
0'9 | AV Feb month | 3'0 increasingly looking like a turning point for labour markets.
) W / to date ) If so, expectations could well be back in line with (or even
83 Teratios 1 oo sos ‘." now s rspown a8 o of ses [ zg above) long run avg levels by mid-2023.
Feb-13 Feb 16 Feb 19 Feb 22 Feb-13 Feb 16 Feb 19 Feb 22 - Consumers remain intensely risk averse. The Westpac

Consumer Risk Aversion Index lifted again into year,
recording the second highest read since measurements
began in 1974, mid-2022 being the highest.
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SPECIAL TOPIC: inflation and interest rates \\ V|

H AN : - Inflation and the interest rate response from central banks
6’ GIObaI CPI mﬂatlon' gooas Vs frelght COSts remain the dominant concerns for both the wider economic
o o outlook and for housing markets. The start of the year has
ann% ann% ) s }
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12 { —CPlinflation - goods (Ihs)* —freight costs (hs) - 480 goods inflation is now clearly easing as supply chain
10 | *‘GT7": GDP-weighted avg of US, EU, Japan, UK and Canada. L 400

disruptions clear. But on the negative side, services inflation,
where demand and wage cost factors are key, remains
strong and is showing signs that it may persist.

- Last year's surge in global inflation has passed its peak,
the slowdown centred on a moderation in goods inflation

3 that led the initial surge. That follows a major turnaround in
i M Macrobond, Westpao Econorics fatestbmtbs - -160 freight costs which have now largely unwound their 2021-22
-6 — T T T -240 spike (see Chart 6) - freight costs being a broad proxy for

Jan-03Jan-05Jan-07 Jan-09Jan-11Jan-13Jan-15Jan-17Jan-19Jan-21Jan-23Jan-25 supply chain problems. Across the G7, goods price inflation

has declined from 12%yr as at mid-2022 to 7.8%yr as at Jan,
tracking 4% annualised pace through the second half.

7 CPI inﬂation' services and Wages - That particular worm has yet to turn in Australia, goods

inflation continuing to hold at 9.5%yr in Q4. Moreover,
ann% us Australia ann% services components showed a notable lift, inflation in
this component also holding at high rates across the G7.
Understandably, it is this component of price inflation -
which is more closely linked to demand and wage outcomes
and can be slower to respond to shifts - that is becoming
the focus for central banks both here and abroad. Indeed,
whereas easing goods inflation will set the direction in the
year ahead, it is the evolution of services inflation that will
likely define the moderation in inflation overall (see here and
here for a more detailed discussion).

o

9 —CPI: services —wages —CPI: services —wages L

. Westpac fic's to Dec 2023 r

*

last 6mths r
3 annualised

14 /_,—/\/*——\ L
A
1 Sources: ABS, Macronbond, Westpac Economics
- T T T T T T

Dec-16 Dec-18 Dec-20 Dec-22 Dec-16 Dec-18 Dec-20 Dec-22

)]

I

T
O=_2NWHUOON®O© =

'
N

- The path of wages growth will be key here. On this,
developments have again been mixed, wage growth in
the US slowing only moderately to date but the Q4 wage
cost index read in Australia remaining surprisingly benign,
lowering our peak forecast from 4.5%yr to 4% (see here).
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8. Australia: inflation and interest rates
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9. Dwelling price forecasts
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- Needless to say there are more than a few moving parts in
the inflation picture and close monitoring will be required,
particularly through the first half of 2023. Our central case
forecast remains that inflation will retrace quite quickly to
4%yr in 2023 (3.6%yr in 'trimmed mean’ terms) and reach the
top of the RBA's 2-3% target band by the end of 2024.

- For interest rates, the tighter focus on more persistent
services and wage components of inflation has seen central
banks take a more hawkish stance early in the year, the risks
seen as still clearly tilted to the high side. That has led us
to mark up our near term views for both the US FOMC and
the RBA with an additional 50bps and 25bps in tightening
respectively (see here for more).

That said, we still expect easing price pressures to allow
central banks to shift from the current singular focus on
inflation to more of a 'dual mandate’ approach in 2024,
giving more weight to growth concerns. With economic
activity stagnating, rate cuts will be appropriate but will
likely come through fairly slowly and be conditional on
inflation continuing to track sustainably towards targets. The
full inflation and interest rate profile is shown in Chart 8.

The take-out for housing markets is that 2023 will be
another challenging year, particularly as the RBA continues
to ratchet interest rates higher in the first half of the year.
As set out in our last report, corrections tend to have two
phases, the first coming when mortgage rates are rising and
a second phase when stable but high rates are combining
with an economic weakening. That second phase is set to
come through from mid year and will see a moderation in
housing market weakness. Indeed, the correction may be
more of a 'stop-start’ affair in 2023. Rate cuts will set the
scene for a clearer shift into recovery from 2024 on.
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SPECIAL TOPIC: migration hoom

6. Population and net migration
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- Its just over a year since Australia's external border
reopened and all signs suggest net migration inflows are
continuing to outpace expectations. Westpac now estimates
that net migration totalled +400k in 2022, reflecting a
temporary ‘catch-up’. A gradual easing is expected to
emerge over the course of 2023 and 2024, to +350k and
+275k respectively. See here for a full discussion.

There are a couple of things worth noting here. The first is
that this stronger-than-expected rebound still only catches
up part of the notional loss during the pandemic years. If
we take the Federal government'’s assumption of net inflows
running at 235k as an indicative underlying 'trend’, the
pandemic undershoot over 2020-22 is around 426k. The
faster rebound will catch up just about 300k of this by the
end of 2024,

The second point to note is that while this will mark a
record net migration inflow in absolute terms - the biggest
since the surge immediately following WWII - it is less
impressive in growth terms. Population growth is projected
to hit 2%yr in 2022, slowing to 1.8%yr in 2023 and 1.5%yr in
2024, a peak that is still a touch below the 2008 high and
below the average pace in the 1950s and 1960s (when the
baby boom was seeing a large contribution from natural
increases in the population domestically).

Interestingly, our upwardly revised estimates for migration
and population are already being foreshadowed by some
official estimates. While quarterly population estimates are
only available to Jun 2022, the ABS produces estimates of
the working age population (WAP) in its monthly labour
force release. These are essentially projections but are
informed by other data sources that capture short-term
population changes (presumably administrative data on
registrations for government services such as Medicare).
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8. Rental markets: vacancies, asking rents
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9. Population and dwelling stock: annual changes
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- Nationally, the latest estimates have WAP growth already
ticking slightly above 2%yr. Chart 7 shows how these
estimates look alongside population growth estimates for
each of the major states. Not surprisingly, the sharpest
acceleration is happening in NSW, Vic and the ACT (not
shown) where annual growth has already lifted by 0.8-
0.9ppts. These states and territory account for the bulk of
Australia’s foreign student inflows.

- The stronger-than-expected surge in migration also helps
explain the significant tightening in rental markets and sharp
escalation in rents. Sydney and Melbourne in particular
have seen rental vacancy rates drop 1.7ppts and 3.5ppts
respectively since late 2021 while asking rents are rising at
15-20%yr across the board (noting that vacancy rates were
already at very low levels in other capital cities).

For housing, population flows are an important medium-
term driver, variations in the physical demand for housing
often being a precursor for shifts in the supply-demand
balance that can in turn influence the performance of
markets across the cycle. The upward revision adds about
30k a year to the underlying demand for new dwellings
taking it to just over 200k a year. This is at a time when new
building is set to fall away, especially once the large backlog
of unfinished detached houses rolls off.

The tight rental market also supports a lift in yields for new
investors. The rise in rents and lower cost of dwellings is
already adding about Tppt to yields in several markets. For
now high and rising interest rates and subdued expectations
for dwelling prices are the dominant concern for investors.
But clearly population drivers and yields may come back

to the fore once the rate cycle turns and price expectations
become more optimistic.
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SPECIAL TOPIC: prudential policy update

18. Summary of prudential policy measures

‘Macro’ prudential ‘Micro’ prudential

2015 10% limit on investor loan growth  Tightened serviceability guidelines and improved consistency lenders

2016 - Tightened serviceability guidelines incl. scaling of minimum expenses.

2017 30% limit on ‘interest only’ loans Restrictions on high LVR interest only and investor loans.

2018 Investor loan growth limit removed Improved collection and verification of expenses, income & existing debt.

2019 ‘Interest only’ limit removed Removal of 7% minimum ‘floor rate’ on serviceability assessments.

2020 Capital buffers available to draw COVID repayment holidays; arrears exempted from capital treatment.

2021 - COVID measures ended. Serviceability buffer increased from 2.5 to 3%

2022 - -

Potential measures that may come into play in a ‘hard landing’ scenario

2023  Ease bank capital requirements.  Easing in interest serviceability buffer used in assessments.

Source: APRA, RBA, Westpac Economics

19. Financial distress: selected indicators
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- Interest rate rises continue to dominate the policy space
with prudential policy measures, which tend to be used at
a different stage of the cycle, essentially sidelined. The Dec
statement from the Council of Financial Regulators (CFR)
shows it is firmly in monitoring mode, the focus being on
"the resilience of households to high inflation and rising
interest rates, against a backdrop of falling housing prices.”

As noted previously, there are some circumstances that
could still see macro-prudential policy actions during a rate
tightening cycle. In particular, there is scope for a response
if signs of a 'hard landing’ were to emerge, especially if it
threatened to cause wider financial instability. The main
tools that could be used are changes to: the serviceability
assessment buffer, currently set at 3ppts over the loan
mortgage rate (noting that for loans with fixed and interest
only periods this is the variable rate the loan reverts to after
these periods); and/or the countercyclical capital buffer,
currently set at 1% of lenders' risk-weighted assets. Lending
restrictions might also be removed if they were in place
(they currently are not).

APRA reiterated this approach in a review of its housing
market lending rules released in late Feb. This set out more
clearly the preconditions for adjusting policy settings during
an interest rate tightening phase. Notably, APRA Chair
Lonsdale commented in Jan that: "he was comfortable with
current controls on bank lending for housing, but if the
economy deteriorated he would be open to changing the
macroprudential policies to ensure banks did not 'choke off
credit’” and that " the regulator would consider readjusting
its rules to respond to lower credit growth or house prices.”
The comments prompted some speculation that the 3ppt
buffer, which was widened from 2.5ppts in late 2021, could
be narrowed again.
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20 Cl'edit gr0Wth Vs housing finance approvals - And certainly the APRA review notes that "[macroprudential

settings] are not set in stone.” But the preconditions for

%ann % action look to be high. The main scenario that might draw a
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40 b N ] and a deepening housing downturn starts to generate more
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- Obviously there are more challenges ahead. We expect
housing credit growth to slow further but remain in
o o e . o the 3%2-4% range in 2023 and 2024, even with further
21' Debt ser‘"cmg ratlo' caSh rate scenarios significant declines in new lending (Chart 20). And, as
% % we have discussed in the past, systematic risks around
o o . . . .
35 . - . N Westoac f'os 25 mortgage arrears and the incidence of 'negative equity’
30 4 —debt servicing ratio (rhs)* —arrears rate (lhs) to Dez-24 r23 (where properties become worth less than the mortgage
*% mortgagors’ household income cashrate |- 21 still outstanding against them) appear manageable.
2.5 req:lred tt:’s::v;eve::‘t':\: 'peak5.1/a L 49
20 | " of saeuritised loans im arrears, L 47 - A scenario that sees the RBA cash rate head to 5% or
15 | by value, seasonally adjusted L 15 above could see these risks materialise, especially if the
: L 13 wider economy moved into some form of recession. But
1.0 even then there would be some serious issues APRA would
05 | [ ;1 need to consider before acting to reduce buffer guidelines.
Source: ABS, RBA, Standard & Poor's, Westpac Economics | Firstly, it would be seen to be working at cross-purposes
0.0 ' 7 to rate tightening, running the risk of sending 'mixed

Dec-95 Dec-98 Dec-01 Dec-04 Dec-07 Dec-10 Dec-13 Dec-16 Dec-19 Dec-22 Dec-25 messages’ about the RBA's intent. Secondly, it would raise

expectations that buffer guidelines would continue to be
adjusted over the course of the rate cycle. That would seem
to put quite a high bar on macroprudential easing.
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NEW SOUTH WALES: false dawn?

22. NSW consumer: housing-related sentiment
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- The housing correction has been bigger and has run for
longer in NSW. While recent figures suggest there has been
some stabilisation in Feb, this looks premature given that
the interest rate outlook, still bleak reads around buyer
sentiment, and an overhang of 'on-market’ supply. The
circumstantial evidence suggests prices may have seen
some short-lived support from changes in stamp duty
arrangements for first home buyers (FHBs).

- The NSW state government’s First Home Buyer Choice
scheme, introduced in mid-Jan, gives qualifying FHBs the
option to pay an annual property tax instead of an up-front
stamp duty payment. This significantly lowers the deposit
requirement for new buyers. While the extent of take-up is
uncertain, it could easily have been enough to generate a lift
in demand and prices in an otherwise weak market.

And conditions were certainly showing broad-based
weakness prior to Feb, Jan sales down nearly 40%yr, and
prices down 13.8%yr (and still tracking consistent 1%+
declines a month). The price detail shows some slowing

in the rapid pace of price declines for Sydney houses and
'top tier' segments, but price weakness becoming clearer in
regional areas, Byron Bay still a stand-out weak spot.

The physical supply-demand balance looks to be shifting
quickly in Sydney with a resurgence in migration driving a
material tightening in rental markets that is also lifting yields.

- Our sentiment-based indicators have shown little change
since Nov (a brief up-tick in price expectations in Jan possibly
relating to FHB policy changes). The NSW Consumer Housing
Sentiment index points to a further significant decline in
turnover near term (note that in chart 23 and similar charts
for other states both the index and turnover are shown in
annual change terms rather than levels).
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24. Sydney dwelling prices
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Dec-12 Dec-15 Dec-18 Dec-21 Dec-12 Dec-15 Dec-18 Dec-21 Total listings, mths sales# 28 4.0 21 32 47
* avg last 25yrs; # June gtr readings
Sources: ABS, CorelLogic, REIA, Westpac Economics
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VICTORIA: no let-up in sight

H . e . - Vic's housing market correction continues to look firmly
26‘ VIc consumer. housmg related Sentlment entrenched: turnover down over 35%yr; Melbourne dwelling
: " - - f prices down 9.3% from their peak; and buyer sentiment
200 -ndex time o buy S‘f,:[Z?Mf.fﬂif.tﬂ.'fmmmEm[,:ifx 200 still bumping around recent historical lows. A tightening
180 | ~ ——seasonally adjusted L 180 in rental markets suggests the supply-demand balance is
wodl actual i L 160 starting to shift but it remains less supportive than in most
. 1\ other markets. With affordability still stretched and more
140 7.. { % F 140 rate hikes to come a stabilisation looks a long way off.
120 1 120 - While the picture is still broadly negative, there has been a
100 i 100 slightly better tone in recent months. Auction markets have
80 | ; Yy v . L 80 been relatively settled through the summer low season,
aciustod seios are Imih avgs ” pre-auction withdrawals also back to more normal levels.
60 T T T T — T 60 Price declines have moderated a touch, averaging about
Feb-13  Feb-16 Feb-19 Feb-22 Feb-13 Feb-16 Feb-19 Feb-22 0.7%mth through Jan-Feb. That said, this may reflect some
misguided hopes early in the year that the RBA may be
close to pausing its tightening cycle.
o . . - The price detail continues to show a fairly uniform pace of
27‘ VIc housmg c0mp03lte Vs turnover decline across tiers and areas within Melbourne, the size
ann ch ann ch of price corrections generally mirroring the strength of
3.5 —Westpac Consumer Housing Sentiment Index* —turnover® 3.5 preceding gains. Across sub-regions, Melbourne's North
25 25 East and Outer East continue to lead falls, albeit at a
slightly slower pace. Outside the capital, price declines have
1.5 1.5 deepened in the Mornington Peninsula and Geelong but
0.5 0.5 continue to track at a slower pace in Shepparton.
- The on-market supply-demand balance has deteriorated
-0.5 0.5 over the last three months, new listings now running
15 15 nearly 25% ahead of sales and stock on market hitting 5%
Saures A58, Core g Molbous e, Wompao Esonomics latestmth— ¢ months of sales. That said, demand looks to be surging in
'2-J5 3 ) | ‘ 1'5 | “17 ! ‘ 0 | ‘21 | ‘23 2.5 Melbourne’s rental market, the city-wide vacancy rate set to
an- an- an- an- an- an-

drop below avg in coming months for the first time in 5yrs.

- The Vic Consumer Housing Sentiment index points to more
significant declines in turnover in the first half of 2023.
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28. Melbourne dwelling prices

ann% ann%
40 -
30 -

3mthly ann’d,
20 A adv. 6mths -
\ i3

10 \//\

AL N

0 & - \

-10 | .

* all dwellings, seasonally adjusted
20 Sources: CorelLogic, Westpac Economics
- T T

Feb-13 Feb-15 Feb-17

Feb-19 Feb-21 Feb-23

29. Viic: dwelling approvals, vacancy rate

vacancy rate (rhs)*

%

5.0 % dwelling approvals (Ihs)*
4:5 —3mth avg

%exlsnng s(ock of dwellings
0.0

/

latest month

Melbourne, qtly, seasonally adjusted by Westpac
Source: ABS, REIA Slell) Research Westpac Econom\cs

Dec—10 Dec—14 Dec-18 Dec-22 Dec-10 Dec—14 Dec—18 Dec—22

7.0
6.0
5.0
4.0
3.0
2.0
1.0
0.0

Population: 6.6mn

Net migration: +38k pa
GSP: $501bn (23% Aus)
Dwellings: 2.9mn, $2.6trn
Capital: Melbourne

2020 2021 2022

-0.3 5.6 n.a.

June years avg* latest

GSP, ann% 2.9 0.1

State final demand, ann% 3.6 -1.0 -0.6 7.4 7.4

Employment, ann% 21 -3.6 4.5 3.5 2.4
Unemployment rate, %# 6.3 6.7 4.9 3.8 3.7
Population, ann% 1.5 1.2 -0.9 1.0 n.a.
Dwelling prices, ann% 6.0 10.1 7.6 3.0 -9.2
Rental yield, %# 4.7 3.8 3.0 3.6 41

Sales/new listings, ratio# 1.06 0.90 1.09 0.95 0.76

Total listings, mths sales# 35 57 31 3.8 5.5

* avg last 25yrs; # June gtr readings
Sources: ABS, CorelLogic, REIA, Westpac Economics
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QUEENSLAND: rapid snap-back hides positives WA

. He—— H - Qld's housing market copped the biggest reversal in 2022,
30' Qld consumers: housmg related sentlment a strong first half giving way to a sudden drop that carried
index time to buy price expectations index thr°99h to year-end. Turnover is doyvn 30'%yr'but \A{as
180 — seasonally adjusted 180 coming from a very high starting point. Likewise, prices
160 | " .5\__‘, | 160 have 'gapped’' 10% lower since mid-2022 but are still up
A j ; iR nearly 30% from their levels in late 2020. Sentiment remains
140 fm F 140 poor but a super-tight supply-demand balance, which
120 | ) ; L 120 has continued to ratchet tighter since Nov, is providing
] some offset with a notable rise in rental yields to levels
100 100 comfortably above long run averages.
i
80 - ! | L 80 - The price detail also shows a more uneven performance,
60 *seasonallyadJL‘lsled series are ‘Bmth avgs ‘f' g Source: Me\bour"nelnslitule‘We‘slpac économics‘ 60 Weakness Centred on BrISbane houses, partICUIarly at the

upper end, but with prices for units at the bottom end of the
markets still about steady (a sure sign of tight supply). The
sub-regional picture showed a bigger hit to Brisbane’s South
and to the Sunshine and Gold Coasts, with prices better
supported in areas like Logan and regionally, most notably in

31. Q'd housing composite vs turnover Cairns, where prices are still about flat on a year ago.

Feb-13 Feb-16 Feb-19 Feb-22 Feb-13 Feb-16 Feb-19 Feb-22

As noted, the supply-demand picture remains supportive.

255 4nnch amnch 45 s h so that, had it not been for the rapid rise i
20 | —Westpac Consumer Housing Sentiment (lhs)* | 35 : O much so tha 4 ad It no e?n or ! € rapl rise 'n

| —turnover (ths)® . interest rates, Brisbane would likely still be in the midst of a
1.5 r25 boom right now. Despite their sharp fall, sales continue to
1.0 4 1.5 run slightly ahead of new listings and the stock of unsold
gg ’M AN\, A[\ M an + 0.5 homes remains well below long run avg levels in terms of
_0'5 | "\,\‘;’\/’ AL L .05 months of sales. Rental vacancy rates remain sub-0.5%,
_1:0 | L 15 indicating_ that there is barely a 'frictional’ level of rental
A5 | N L 25 stock available.

-, . AQy i latest

2 e g s i s s mw |35 ~The Qld Consumer Housing Sentiment index suggests

the downturn will track a similar pace in coming months.
That said, supply-demand pressures are likely to continue
providing some underlying support to prices, especially
once the interest rate tightening cycle shows signs of
ending and with migration inflows surging strongly.

Jan-13 Jan-15 Jan-17 Jan-19 Jan-21 Jan-23
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32. Brishane dwelling prices

0, 0,
40 &nN % ann% 20
30 4 r 30
20 4 3mthly ann'd,
adv. 6mths
10
-10
* all dwellings, seasonally adjusted

20 Sources: CoreLogic“Wes(pac ‘ : : : 20

Feb-13 Feb-15 Feb-17 Feb-19 Feb-21 Feb-23
33. Qld: dwelling approvals, vacancy rate

5.0 % dwelling approvals* vacancy rate” % 5.0
4.5 | —3mthavg ---- mthly L 45
4.0 r 4.0
3.5 4 i r 3.5
2(5) ) 30yr avg : i gg
2'0 f J latest 2.0
1'5 i month | 1'5
1.0 ) / 1.0
ABrisbane, qtly, seasonally '\ o

0.5 A adjusted by Westpac - L 05
0 0 *%existing s(ock of dwellings Source: ABS, REIA sam Research Westpac Economlcs 00

Dec-10 Dec—14 Dec-18 Dec-22 Dec-10 Dec—14 Dec—18 Dec—22

Population: 5.3mn

Net migration: 79k pa
GSP: $385bn (18% Aus)
Dwellings: 2.2mn, $1.6trn
Capital: Brisbane

June years avg* 2020 2021 2022 latest
GSP, ann% 3.6 -0.9 2.9 4.4 n.a.
State final demand, ann% 3.7 -01 4.2 5.0 5.0
Employment, ann% 2.4 -4.5 9.8 4.6 35
Unemployment rate, %# 6.6 7.6 55 4.1 3.6
Population, ann% 1.8 1.6 0.8 2.0 n.a.
Dwelling prices, ann% 5.4 41 12.9 25.5 -4.6
Rental yield, %# 4.9 54 51 52 5.7
Sales/new listings, ratio# 0.98 1.05 1.32 114 115

Total listings, mths sales# 4.9 71 3.0 2.8 3.4

* avg last 25yrs; # June gtr readings
Sources: ABS, CorelLogic, REIA, Westpac Economics
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WESTERN AUSTRALIA: remarkably steady \\ 1 J

34. WA consumers: housing-related sentiment

180 index time to buy price expectations index

Source: Melbourne Institute, Westpac Economics

""" i

GO | easonally adjusted seriesare 3mih avgs
T T

Feb-13 Feb-16 Feb-19 Feb-22 Feb-13 Feb-16 Feb-19 Feb-22

35. WA housing composite vs turnover

25 -ann ch ann ch
2'0 | —Westpac Consumer Housing Sentiment (lhs)* —turnover (rhs)* |
1.5 4

o5 Mn o AN B

Pyl WW eVl v L\«/»v/\\'/\\
_10 B month

-2.0 -{*advanced 3mths; A% stock, seas. adj'd by Westpac, smoothed
055 |Source: ABS, CoreLogic, Melboure Insttute, Westpac Economics
= T T T

Jan-13 Jan-15 Jan-17 Jan-19 Jan-21 Jan-23

180
160
140
120
100
80

60

4.5
3.5
25
1.5
0.5
-0.5
-1.5
-25
-3.5
-4.5

- The WA housing market continues to show remarkable
resilience, holding relatively steady in the face of rapid
rate rises. Turnover is only down about 6%yr and around
long run average levels while Perth dwelling prices have
barely dipped 1% since mid-2022, albeit with recent months
showing a clearer correction phase beginning. Sentiment
has registered a substantive hit from rate hikes and is on the
soft side but not as weak as in other states. The big points
of distinction for WA are a starting point for affordability
that was much less stretched than in the major east coast
states - Perth prices having basically moved sideways over
the 13yrs to 2019 - and an extremely tight supply-demand
balance.

The price detail shows a consistent slowdown pattern across
segments and tiers within Perth, units and top tier markets
under-performing slightly, the sub-region detail showing

a slightly weaker price picture in the city's North West.
Regionally, price momentum has remained firmer, Bunbury a
notable exception.

The supply-demand balance has continued to tighten,
sales still nearly 30% ahead of new listings and the stock of
unsold dwellings down to three months of sales, nearly half
the long run avg. Interestingly, units are in particularly short
supply. Rental vacancy rates remain below 0.5% with rising
rents pushing yields above 6% for new buyers.

Housing-related sentiment has remained soft over the last
3mths, rate rises pushing assessments of 'time to buy' to
new cycle lows but price expectations have been choppy,
likely reflecting the resilient performance locally. The WA
Consumer Housing Sentiment index suggests turnover will
continue to drift lower in the months ahead rather than see a
sudden pull back.
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36. Perth dwelling prices

40 ann% ann%
30 1 A

3mthly ann'd,
20 A adv. 6mths

10

0

-10 -

* all dwellings, seasonally adjusted

Sources: CoreLogic, Westpac
-20 e

Feb-13 Feb-15 Feb-17

Feb-19 Feb-21 Feb-23

31. WA: dwelling approvals, vacancy rate

% dwelling approvals* vacancy rate® %
R “Perth, qtly, seasonally
i 3mth avg adjusted by Westpac A
----- mthly 4

'
1 M 30yravg

WA

Source: ABS, REIA, SQM

*%existing stock of dwellings
T

8
7
6
5
4 i
3
2
1
0
D

ec-10 Dec-14 Dec-18 Dec-22

Research, Westpac Economics
T

Dec-10 Dec-14 Dec-18 Dec-22

T
O =2 N W H» OO N ©

June years avg* 2020
GSP, ann% 4.0 1.2
State final demand, ann% 3.6 1.2
Employment, ann% 2.3 -3.6
Unemployment rate, %# 5.6 7.5
Population, ann% 1.8 2.0
Dwelling prices, ann%# 4.6 0.2
Rental yield, %# 4.7 51
Sales/new listings, ratio# 0.91 1.00
Total listings, mths sales# 5.8 7.9

2021

3.3
4.6
8.2
4.9

12
18.7
4.9
1.02
4.0

Population: 2.8mn

Net migration: 20k pa
GSP: $377bn (18% Aus)
Dwellings: 1.Imn, $0.7trn
Capital: Perth

2022

3.1
4.9
52
3.2
1.3
57
5.6
1.06
3.5

n.a.
4.9
13
3.5
n.a.
2.7
6.2
1.29
3.0

latest

* avg last 25yrs; # June qtr readings

# Note that WA price data has been suspended due to technical issues and is under review.

Sources: ABS, CorelLogic, REIA, Westpac Economics
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SOUTH AUSTRALIA: clear swing into correction WA

. TN — . - SA was the stand-out performer in 2022, the market coming
38' SA consumers: housmg related Sentlment into the year with a late-cycle boom in full swing. Turnover
index time to buy price expectations index has softened but is only down about 5% and still running
180 —seasonally adjusted 180 above average. Most remarkably, Adelaide dwelling prices
160 - T — actual L 160 still managed to post a 6.9% gain for the year. However, the
j l cycle is showing clearer signs of turning into a correction
F 140 phase with prices tracking lower at about 1.5%qtr. Buyer
| 120 sentiment points to more softening ahead. That said, the SA
market remains caught between a large shock from interest
100 rate hikes and a combination of a very tight supply-demand

balance and less stretched affordability starting point.

" F 80
60 *seasonally adjusted series are 3mth avgs ﬂ'! Source: Melbourne Institute, Westpac Economics 60 - The priCe detall ShOWS the SWing int.O SlOWdOWn has been
i i i i i i led by 'top tier’ houses in the Adelaide market, with a
Feb-13 Feb-16 Feb-19 Feb-22 Feb-13 Feb-16 Feb-19 Feb-22 particularly sharp turnaround in the Central & Hills, West
and South, the city’'s Northern suburbs holding up better.
Regional parts of SA have continued to see prices hold up
. . better, ekeing out modest gains in both the Barossa and
39. SA housing composite vs turnover South East SA.
ann ch ann ch - As noted, the supply side remains extremely tight, total
3.5 —Westpas Consumer Housing Sentiment (hs)*  —turmover (hs) 3.5 on-market listings running at less than two months of sales,
25 | L o5 well below the long run average of four. Rental vacancy
rates are in the sub-0.5% zone that indicates extreme
1.5 4 15 shortages. Rental yields remain around 5%2% for new buyers.
N A notable risk here is SA's long history of net migration
0.5 IV AL ' y F 05 outflows which stopped temporarily during COVID but
-0.5 | * st [ 05 has likely resumed since 2022. Slower growth in physical
month demand for dwellings could see pressures ease going
-1.5 1 F-15 forward.
*advanced 3mths; A% stock, seas. adj'd by Westpac, smoothed
_25 Source: ABS, CoreLo‘gic, e\bourne\nslilu(‘e. Westpac i _25

Buyer sentiment has been choppy, weakening reads on 'time
to buy' combining with a more mixed view on the price
outlook. The SA Consumer Housing Sentiment index points
to a significant more declines in turnover near term.

Jan-13 Jan-15 Jan-17 Jan-19 Jan-21 Jan-23
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40. Adelaide dwelling prices

40 ann% ann%
30 4 A

20 3mthly ann’'d,

adv. 6mths

10

0 A
-10 ’

* all dwellings, seasonally adjusted

20 Sources: CoreLogic“Wes(pac ‘ : : :

Feb-13 Feb-15 Feb-17 Feb-19 Feb-21 Feb-23

41. SA: dwelling approvals, vacancy rate

4.0 % dwelling approvals* vacancy rate” %
: —3mth avg Source: ABS, REIA, CorelLogic, SQM Research,
3 5 Westpac Economics
3.0
25
2.0
latest
1.5 month
1.0 ~ |/
0 5 *Adelaide, gtly, seasonally adjusted by h ) P
Westpac (estimates based on CoreLogic v
0 0 *%existing s(ock of dwellings and SQM Research data from 2015 on)
f

Dec-10 Dec—14 Dec-18 Dec-22

Dec-10 Dec—14 Dec—18 Dec—22

4.0
3.5
3.0
25
2.0

15

1.0
0.5
0.0

Population: 1.8mn

Net migration: 13k pa
GSP: $124bn (6% Aus)
Dwellings: 0.8mn, $0.5trn
Capital: Adelaide

June years avg* 2020 2021 2022 latest
GSP, ann% 2.3 -1.0 4.7 5.1 n.a.
State final demand, ann% 29 -1.7 4.0 53 53
Employment, ann% 1.3 -4.3 6.4 2.6 2.4
Unemployment rate, %# 6.9 7.9 5.6 4.5 4.0
Population, ann% 0.8 1.3 0.5 1.0 n.a.
Dwelling prices, ann% 6.0 2.0 13.8 25.6 7.0
Rental yield, %# 5.2 5.2 5.6 5.7 5.6
Sales/new listings, ratio# 1.06 1.36 141 1.30 1.57
Total listings, mths sales# 3.9 4.5 2.5 2.2 1.8

* avg last 25yrs; # June qtr readings
Sources: ABS, CorelLogic, REIA, Westpac Economics
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TASMANIA: broad-based weakening

42. Tas consumers: housing-related sentiment

190 index time to buy price expectations index
—seasonally adjusted -~ actual

170 4

150 -,

130

110

90

70 )
*seasonally adjusted series is

50 6mth avg, actual is 3mth avg Y
T

Source:
T

bourne Institute, Westpac
T T
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43. Tas housing composite vs turnover

Feb-19 Feb-22

ann ch

25 -ann ch
—Westpac Consumer Housing Sentiment (lhs)*

—turnover (rhs)*

—20 —|*advanced 3mths; "% stock, seas. adj'd by Westpac, smoothed
2 5 Source: ABS, Corelogic, Melbourne Institute, Westpac Economics
- T T T

_ latest
month
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- The Tas housing market is in the grips of a correction
rivalling those underway in NSW and Vic in terms of
both the pace and breadth of declines. Turnover is down
nearly 30% from its early 2021 peak and prices in most
sub-markets and areas are recording double-digit annual
declines. Buyer sentiment remains very weak and - in
contrast to other states - price expectations are clearly
pessimistic. Interestingly, supply still looks to be quite tight,
albeit not as tight as in Qld, WA and SA and clearly not
tight enough to prevent a price correction in a market that
was coming into this cycle with very stretched affordability.

Turnover softened into year end but is tracking at a very low
level by historical standards, just 3%2% of dwellings changing
hands at the moment compared to a long run avg of 5%:%.

As noted, the latest price detail shows weakness across

the board, houses, units, all tiers and sub-regions of Hobart
recording large price declines. Regional markets have held up
a little better, especially Tas's West & North West.

Supply-wise, sales have been running behind new listings
and 'on-market’ supply has been rising but remains low

at around 42 months of sales vs a long run average of 5.
Rental vacancy rates remain low but have been drifting up
slightly towards 2%. As with SA, there is a risk here that the
post-COVID border reopening sees a return to net interstate
migration outflows in Tas, although the state has seen a
small but relatively steady flow of net migrant arrivals since
2003.

- The Tas Consumer Housing Sentiment index points to more

sharp declines in turnover over the first half of 2023. For
prices, the tilting supply-demand balance could also come
into play.

Housing Pulse February 2023

22



44. Hobart dwelling prices

0, 0,
40 2nN % ann% 20
30 3mthly ann'd, - 30
dv. 6mth: .
20 | /av e Population: 0.6mn
10 L sy Net migration: 3k pa
/\ Al R GSP: $37bn (2% Aus)
S v Dwellings: 0.3mn, $166bn
10 1 Capital: Hobart
* all dwe!lmgs, sea_sonally adjusted
20 Sources: CoreLoglc“ Westpac ‘ : : : 20
Jan-13 Jan-15 Jan-17 Jan-19 Jan-21 Jan-23
45. Tas: dwe“ing approvals, vacancy June years avg* 2020 2021 2022 latest
0,
5 % dwelling approvals* vacancy rate® % _ 5 GSP, ann% 2.4 03 50 43 na.
—3mth avg State final demand, ann% 2.7 -0.7 3.6 58 58
44 mthly F4 Employment, ann% 15 0.1 6.4 1.8 38
34 L3 Unemployment rate, %# 75 6.5 55 4.2 3.8
Population, ann% 0.7 2.0 0.8 0.6 n.a.
P & latest | 2
month Dwelling prices, ann% 6.0 6.3 196 137  -6.8
1 Rental yield, %# 5.8 5.0 4.2 4.2 4.2
“Hobart, qtly, seasonally adjusted by Westpac )
0 *%existing stocl‘< of dwellings , Source: ABS, ‘REIA, Slell} Res?arch,Westpac Fconomlcs 0 Sales/new ”Stings, ratio# 102 118 127 088 093
Dec-10 Dec-14 Dec-18 Dec-22 Dec-10 Dec-14 Dec-18 Dec-22
Total listings, mths sales# 5.0 35 2.0 2.8 4.3
*avg last 25yrs (12yrs for listings); # June qgtr readings
Sources: ABS, CorelLogic, REIA, Westpac Economics
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TERRITORIES: NT stalling; ACT falling

46. NT: turnover, Darwin dwelling prices

4 -ann ch turnover (lhs)* prices (rhs)? ann% 40
Aall dwellings, seasonally adjusted
31 3mthly ann'd, M r 30
5 | adv. 6mths A\ Population: 0.3mn
1 Net migration: -1k pa
0 GSP: $26bn (1% Aus)
1] Dwellings: 0.Imn, $44bn
2| Capital: Darwin
*9% stock, seas. ad]'d by Westpac, smoothed
3 Sources: Co‘reLoglc,Wes‘tpac ‘ : : _ : 20
Jan-13 Jan-16 Jan-19 Jan-22 Jan-25 Jan-13 Jan-16 Jan-19 Jan-22
41. NT: dwelling approvals, vacancy rate June years avg" 2020 2021 2022 latest
0, -
4.0 % dwelling approvals (lhs)* vacancy rate (rhs)* % g GSP, ann% 36 6.0 14 47 n.a.
’ n State final demand, ann% 3.4 -5.3 5.9 8.2 8.2
3.5 s —6mth avg r8
3.0 — 3mth avg F7 Employment, ann% 1.5 0.0 4.6 23 6.9
25 30yr avg atest [ g Unemployment rate, %# 6.6 6.1 5.5 41 3.7
20 ; month |, Population, ann% 12 03 01 06 na
1.5 i =
10 i r3 Dwelling prices, ann% 3.9 -1.6 20.9 6.4 3.8
. F2
0.5 Sales/new listings, ratio# 112 1.35 0.95 0.98 1.61
- B ) “Darwin, qly, seasonally adjusted by Westpac |~ 1
00 Yoexisting stocl‘< of dwellings , , ‘Sourcev ABS, R‘EIA, Westpac Et‘:cnomlcs 0 Total “Stings, mths Sales# 59 89 47 52 38

Dec-10 Dec-14 Dec-18 Dec-22 Dec-10 Dec-14 Dec-18 Dec-22 - -
* avg last 25yrs (last 10yrs for listings); # June gtr readings

Sources: ABS, CorelLogic, Westpac Economics
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48. ACT: turnover, Canberra dwelling prices

4 -am ch turnover (lhs)* prices (rhs)* ann%
*%% stock, seas. adjd by Westpac, smoothed Aall dwellings, seasonally adjusted

3 4
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49. ACT: dwelling approvals, vacancy rate

1 - 3mth avg }

% dwelling approvals* vacancy rate? %
—6mth avg Source: ABS, REIA, SQM Research, Westpac Economics

o latest
/  month

“%existing stock of dwellings
T

7
6
5
4
3
2
1
0
Di

ec-10 Dec-14 Dec-18 Dec-22 Dec-10 Dec-14

adjusted by Westpac
T T

Canberra, gtly,
T

Dec-18 Dec-22

June years

GSP, ann% 3.7
State final demand, ann% 3.9
Employment, ann% 1.6
Unemployment rate, %# 6.6
Population, ann% 1.5
Dwelling prices, ann% 6.4

Sales/new listings, ratio# 1.43
Total listings, mths sales# 2.5

avg* 2020

Population: 0.5mn

Net migration: Ok pa
GSP: $45bn (2% Aus)
Dwellings: 0.2mn, $180bn
Capital: Canberra

2021 2022
3.9 3.9 1.9 n.a.
3.1 3.0 2.9 2.9
0.2 4.2 2.3 5.6
5.6 53 3.9 3.4
21 0.6 0.7 n.a.

latest

6.1 17.9 16.2 -4.9
1.51 1.62 1.29 1.34
3.4 17 2.2 2.4

* avg last 25yrs (last 10yrs for listings); # June qtr readings

Sources: ABS, Corelogic, Westpac Economics
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ADDITIONAL MATERIALS: charts and tables \\ 1 J

50. NSW: Sydney dwelling prices: by type, tier

ann% type fior* ann% NSW Sydney rest of NSW
40 T oses top 25% 40 Population: 5.4mn 2.8mn
30 { —units —nmiddle 50% L 30 Net migration*: -42k pa 19k pa
20 | ~—bottom 25% Employ (%state): 66% 34%
R//\ Al /\/\ /A Dwellings, no.: 2.0mn 1.4mn
A\ A = .
10 =YY JAV/A 7 \W/AY Dwellings, value: $2.8trn $1.1trn
0 VN T\ v\
AV NV
‘Sa" dwe}liélgs,feas. \a;ji'd June years avg™ 2020 2021 2022 latest
20 ources: Corel ogl(‘:, lestpac ‘ : : : 20
Jan-13 Jan-17 Jan-21 Jan-13 Jan-17 Jan-21 Jan-25 Sydney
Employment, ann% 1.7 -6.1 5.5 2.7 5.0
Unemployment rate, % 5.3 6.5 55 35 32
51. NSW dwelling prices: selected sub-region Houses - prices, ann% 58 144 193 68 150
o Svd  of NSW o - sales/new listings, ratio 1.09 1.23 1.30 1.08 0.85
o ydney rest o o
60 —EortthernsB%acEes —gyrfcfml_?a)é 60 - total listings, mths sales 3.2 3.7 1.9 3.0 4.0
48 {— astern suburbs -—(Coffs Rarbour L 48
6 :gﬁftg";%ﬁh West ~—Newcastle | 36 Units - prices, ann% 4.6 10.6 51 35 -10.4
24 | ' A L 24 - sales/new listings, ratio 1.58 116 1.54 117 0.94
121 \ M F12 - total listings, mths sales 2.3 4.4 2.3 35 4.6
01 \ v v 9 0 rest of NSW
-12 Y W \ P12
Employment, ann% 1.7 -5.2 7.0 2.8 5.9
-24 "|*6mth annualised, all dwellings =24
-36 Sources: CcreLog\c,YVestacEconomics : : : -36 Unemp|oyment rate’ % 71 6.4 4.4 38 31
Jan-13 Jan-17 Jan-21 Jan-13 Jan-17 Jan-21 Dwelling prices, ann% 5.7 37 210 210  -51

*incl. flows within state , year to Jun 2021; “avg last 25yrs (last 10yrs for listings)
Sources: ABS, CorelLogic, Westpac Economics
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52. Vic: Melbourne dwelling prices: by type, tier

o . 0 Vic Melbourne rest of Vic
40 ann% type tier ann% 20 .
- : Population: 5.1mn 1.6mn
—houses —units| —top 25% —middle 50% -—bottom 25% . . %
30 | L 30 Net migration*: -88k pa 13k pa
20 | Employ (%state): 77% 23%
/\ N /\ /\ Dwellings, no.: 2mn 0.8mn
10 AN NA VANAV Dwellings, value: $2.1trn $0.5trn
0 AR W AVA \\NNAYERY
AR AR
* all dwellings,
-10 - seasonally adjusted
Sources: CoreLogic, June years avg” 2020 2021 2022 latest
20 estpacEconomics ‘ ‘ ‘ ‘ 20
Jan-13  Jan-17  Jan21  Jan-13  Jan-17  Jan-21  Jan-25 Melbourne
Employment, ann% 2.2 -4.9 41 3.9 2.2
Unemployment rate, % 6.2 7.4 5.3 4.0 3.8
N o . . o o B
53. Vic: dwelling prices: selected sub-regions Houses - prices, ann% 63 106 88 35 108
) - sales/new listings, ratio 1.04 0.93 115 0.97 0.91
% Melbourne rest of Vic %
—Inner —North East —Mornington Pen. - total listings, mths sales 3.4 53 2.5 3.2 41
36 | —West ~—Outer East —Geelong + 36 . .
—Shepparton 6 Units - prices, ann% 53 9.2 4.6 21 -5.5
24 1 16 - sales/new listings, ratio m 0.83 0.99 0.91 0.72
12 1 L6 - total listings, mths sales 3.7 6.7 4.2 5.0 6.9
0 v 4 | 4 rest of Vic
12 4 w v \ L 14 Employment, ann% 1.8 1.4 5.9 2.2 31
*6mth annualised, all dwellings
04 Sources: CoreLogic, Westpac . . . 24 Unemployment rate, % 6.7 4.5 3.8 3.3 31
Jan-13 Jan-17 Jan-21 Jan-13 Jan-17 Jan-21 Dwelling prices, ann% 53 44 158 151  -3.4
*incl. flows within state, year to Jun 2020; “avg last 25yrs (last 10yrs for listings)
Sources: ABS, CorelLogic, Westpac Economics
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ADDITIONAL MATERIALS: charts and tables, cont. ||

54. Qld: Brishane dwelling prices: hy type, tier

” woe or o Qld Brisbane rest of Qld
ann i ann .
40 '"d"", “yf -~ - 40 Population: 2.6mn 2.6mn
all dwellings, seasonally adjuste _ ;
30 | Sources: CoreLogic, Westpac Economics | 30 Net migration*: 4k pa 12k pa
20 Employ (%state): 51% 49%
| Dwellings, no.: Tmn 1.2mn
10 77 Dwellings, value: $0.8trn $0.8trn
/\v ™
I Ay 7 A N s~ .
N \ B4
-10 -
—houses —units| —top 25% —middle 50% -—bottom 25% June years avg™ 2020 2021 2022 latest
-20 . . . . . -20 Brisb
Jan-13  Jan-17  Jan21  Jan-13  Jan-17  Jan21  Jan-25 risbane
Employment, ann% 2.5 =51 10.6 4.9 3.7
Unemployment rate, % 6.2 7.6 5.8 4.2 3.9
° o . . _ H [} -
55. Qld dwelling prices: selected sub-regions Houses - prices, ann% 58 47 144 271 -3
- sales/new listings, ratio 0.88 1.06 1.27 1.04 1.01
% Brisbane rest of Qld % o
— North —South —_Gold Coast - total listings, mths sales 5.4 6.7 2.8 31 3.8
36 —NMoreton North ~——Logan —Sunshine Coast 36 Units - prices, ann% 37 1.7 5.5 15.8 5.0
24 | ~—Cairns | o4

- sales/new listings, ratio 1.49 0.96 1.45 142 1.53

12 F12 - total listings, mths sales 3.8 8.6 3.2 2.4 2.3
0 &A@W Y > A Lo rest of Qld

-12 L 12 Employment, ann% 22 -3.9 9.0 4.2 3.2
*6mth annualised, all dwellings k

24 Sources: CoreLog‘ic,Westpac c . . 24 Unemployment rate, % 6.9 7.5 51 4.1 3.4

Jan-13 Jan-17 Jan-21 Jan-13 Jan-17 Jan-21 Dwelling prices, ann% 4.6 4.2 16.8 21.8 0.7

*incl. flows within state, year to Jun 2020; “avg last 25yrs (last 10yrs for listings)
Sources: ABS, Corelogic, Westpac Economics
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56. WA: Perth dwelling prices: hy type, tier

ann% type tier ann% 40

40
—bhouses —units| —top 25% -—middle 50% -—bottom 25%
30 4
20 +
AN /-,
0 % /AN
-10 4
* all dwellings, seasonally adjusted
_20 Sources: CorelLogic, Westpac i _20

Jan-13 Jan-17 Jan-21 Jan-13 Jan-17 Jan-21 Jan-25

51. WA dwelling prices: selected sub-regions

% Perth rest of WA %
40 —South West —Mandurah L 40
—North West —Bunbury
80 1 _south East A ~Wheat Belt 30

—North East

-30 *6mth annualised, all dwellings r -30
40 Sources: CoreLog‘\c, Westpac " : : 40
Jan-13 Jan-17 Jan-21 Jan-13 Jan-17 Jan-21

WA Perth rest of WA
Population: 2.1Imn 0.5mn

Net migration*: 1k pa -2k pa
Employ (%state): 80% 20%
Dwellings, no.: 0.9mn 0.3mn
Dwellings, value: $0.5trn $0.1trn

June years avg™ 2020 2021 2022 latest
Perth

Employment, ann% 2.5 -3.4 8.9 4.9 0.6
Unemployment rate, % 5.8 7.9 5.0 3.3 3.6
Houses - prices, ann%# 4.8 0.5 19.3 6.0 3.0

- sales/new listings, ratio 0.91 1.00 m 115 1.42
- total listings, mths sales 5.8 7.8 35 3.0 2.5
Units - prices, ann%# 3.6 -1.8 14.2 2.8 0.8
- sales/new listings, ratio 0.92 1.00 0.79 0.84 0.98
- total listings, mths sales 6.0 9.6 5.8 5.4 4.4
rest of WA

Employment, ann% 1.5 -4.0 5.8 6.4 3.9
Unemployment rate, % 52 5.4 4.6 31 3.0
Dwelling prices, ann%# 3.3 -1.2 18.5 8.7 51

*incl. flows within state, year to Jun 2020; “avg last 25yrs (last 10yrs for listings).
# Note that WA price data has been suspended due to technical issues and is under review.
Sources: ABS, Corelogic, Westpac Economics
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58. SA: Adelaide dwelling prices: by type, tier

. . . SA Adelaide rest of SA
40 2% type tier ann% 4o Population: 1.4mn 0.4mn
—houses —units| —top 25% —middle 50% -—bottom 25% : FPRn _
30 | L 30 Net migration*: 3k pa 1k pa
Employ (%state): 80% 20%
20 1 Dwellings, no.: 0.6mn 0.2mn
10 ~+~ — v Dwellings, value: $0.4trn $0.1trn
[ TSN e’
0 S = s
-10 A - -10 "
* all dwellings, seasonally adjusted June years avg 2020 2021 2022 latest
20 Sources: CoreL(‘)gic‘ Westpac Econo‘m\cs : : : 20 Adelai
Jan-13  Jan-17  Jan21  Jan-13  Jan-17  Jan21  Jan-25 delaide
Employment, ann% 1.6 -4.9 71 3.9 3.8
Unemployment rate, % 71 7.9 55 4.3 4.0
° ° . ° _ H [}
59. SA dwelling prices: selected sub-regions Houses - prices, ann% 62 18 I 2723 62
- sales/new listings, ratio 1.04 1.29 1.40 1.25 1.53
% Adelaide rest of SA % o
. —Central & Hills —North —Barossa . - total listings, mths sales 3.9 4.2 2.2 2.2 1.7
] —South East SA [ Units - prices, ann% 5.7 21 5.6 15.0 12.3
24 P24 - sales/new listings, ratio 115 143 131 142 169
12 M Fh.& r12 - total listings, mths sales 4.2 5.6 3.2 2.4 1.9
0 0 rest of SA
VA
-12 - E-12 Employment, ann% 0.7 -23 4.3 -1.8 -3.0
*6mth annualised, all dwellings
24 Sources: CoreLog‘ic,WestpacEconomu‘:s , , 24 Unemployment rate, % 6.3 6.9 5.3 4.6 53
Jan-13 Jan-17 Jan-21 Jan-13 Jan-17 Jan-21 Dwelling Dl’iCSS, ann% 5.4 2.4 13.6 22.4 15.3

*incl. flows within state, year to Jun 2020; “avg last 25yrs (last 10yrs for listings)
Sources: ABS, CorelLogic, Westpac Economics
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60. Tas: Hobart dwelling prices: by type, tier

” woe or 5 Tas Hobart rest of Tas
ann i ann .
40 2002 ® ° 40 Population: 238k 303k
—houses —top 25% . PR,
30 4 —units —middle 50% Net mlgl’atlon . '1k pa 1k pa
2 —bottom 25% Employ (%state): 45% 55%
| ) Dwellings, no.: 104k 158k
10 —F N — "é‘:\\,-v Dwellings, value: $81bn $86bn
o LNV Yy . /b" %fﬂ/“ k
AN \4
-10
* all dwellings, seasonally adjusted June years avg® 2020 2021 2022 latest
Sources: CorelLogic, Westpac
-20 T T T T T -20 Hobart
Jan-13  Jan-17  Jan21  Jan-13  Jan-17  Jan21  Jan-25 obar
Employment, ann% 1.8 -0.3 7.7 0.0 11
Unemployment rate, % 6.9 6.4 5.4 4.1 4.4
° . . ] _ H [} -
61. Tas dwelling prices: selected sub-regions Houses - prices, ann% 60 70 192 186 -93
- sales/new listings, ratio 0.98 115 1.29 0.85 0.89
% Hobart rest of Tas %
—Inner — Launceston - total listings, mths sales 53 3.6 1.8 31 4.6
36 7 —North East —West & North West 36 Units - prices, ann% 5.3 36 212 136 -9.9
24 —South & West
- sales/new listings, ratio 1.23 1.30 1.25 1.05 112
12 - total listings, mths sales 41 3.4 21 2.6 3.4
0 rest of Tas
12 Employment, ann% 1.5 0.5 54 3.3 6.1
24 ‘;SQTJ:Z:ST%:::I?:é\?:I,‘\?Vv;?t!'z‘:?:sEconomms ‘ ‘ ‘ 24 Unemployment rate, % 8.0 6.5 5.6 4.3 3.3
Jan-13 Jan-17 Jan-21 Jan-13 Jan-17 Jan-21 Dwelling prices, ann% 5.8 10.2 20.6 21.9 0.4
*incl. flows within state, year to Jun 2020; “avg last 25yrs (last 10yrs for listings)
Sources: ABS, CorelLogic, Westpac Economics
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ECONOMIC and FINANCIAL FORECASTS

Interest rate forecasts

Australia Latest (24 Feb) Mar-23 Jun-23 Sep-23 Dec-23 Mar-24 Jun-24 Sep-24 Dec-24
Cash 3.35 3.60 4.0 410 410 3.85 3.60 3.35 310
90 Day BBSW 3.51 4.22 4.30 4.30 4.22 3.97 3.72 3.47 3.22
3 Year Bond 4.08 4.00 3.95 3.90 3.80 3.65 3.50 3.35 3.20
3 Year Swap 3.60 155) 355 155 3.50 3.40 3.30 45 3.00
10 Year Bond 3.88 3.85 3.75 3.45 3.25 3.00 2.80 2.70 2.50
10 Year Spread to US (bps) -2 -5 -5 -5 -5 -10 -10 -10 -10
Fed Funds 4.625 4.875 5.375 5.375 5.375 4.875 4.375 3.875 3.375
US 10 Year Bond 3.90 3.90 3.80 3.50 3.30 310 2.90 2.80 2.60

Exchange rate forecasts

Latest (24 Feb) Mar-23 Sep-23 Sep-24 Dec-24
AUD/USD 0.6820 0.70 0.71 0.72 0.74 0.75 0.76 0.76 0.77
NZD/USD 0.6231 0.64 0.65 0.66 0.67 0.68 0.68 0.68 0.68
USD/JPY 134.65 132 131 130 129 128 127 126 125
EUR/USD 1.0605 1.08 1.09 110 m 112 113 114 115
GBP/USD 1.2024 1.21 1.22 1.23 1.24 125 1.26 1.27 1.28
USD/CNY 6.9167 6.75 6.70 6.60 6.50 6.40 6.30 6.20 6.10
AUD/NZD 1.0934 1.09 1.09 1.09 110 m 113 113 113
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ECONOMIC and FINANCIAL FORECASTS

Australian economic growth forecasts

2022
% change (e )]
GDP % qtr 0.9 0.6 0.7 0.6 0.2 0.0 0.2
%yr end 3.2 59 2.7 2.7 2.0 1.4 1.0
Unemployment rate % 3.8 3.5 3.5 3.6 3.6 3.9 4.6
Wages (WPI) 0.8 11 0.8 0.8 1.0 1.0 1.0
annual chg 2.6 3.2 3.3 3.5 3.8 3.7 4.0
CPI Headline 1.8 1.8 1.9 1.5 1.0 0.7 0.7
annual chg 6.1 7.3 7.8 7.2 6.3 52 4.0
Trimmed mean 1.6 1.9 1.7 13 0.9 0.6 0.7
annual chg 5.0 6.1 6.9 6.6 5.9 4.6 3.6

Calendar years

% change 2021 2022f 2023f 2024f
GDP % qtr - - - -
%yr end 4.6 2.7 1.0 2.0
Unemployment rate % 4.7 3.5 4.6 51
Wages (WPI) - - - -
annual chg 2.4 3.3 4.0 3.2
CPI Headline - - - -
annual chg 3.5 7.8 4.0 3.0
Trimmed mean - - - -
annual chg 2.6 6.9 3.6 31
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HOUSING MARKET DATA

Consumer sentiment - housing-related measures

‘Time to buy a dwelling’

Australia 119.4 96.1 96.7 81.9 78.3 751 80.5 74.9 78.2 73.9 -5.6 -13.0
- New South Wales 115.8 100.0 94.0 82.7 731 73.7 93.0 73.0 825 75.0 -9.1 -1n.2
- Victoria 15.5 86.4 87.3 81.3 80.6 85.2 71.3 771 84.1 771 -8.3 -9.4
- Queensland 128.0 1031 105.3 78.9 85.6 62.6 76.2 75.2 67.3 711 57 -20.8
- Western Australia 128.8 1051 18.8 84.8 83.6 79.4 76.2 80.5 772 76.6 -0.8 -6.4
- South Australia 127.9 83.8 922 91.0 64.3 74.8 78.8 69.7 69.8 69.4 -0.5 -23.0
- Tasmania 122.0 927 86.5 50.3 88.8 54.3 822 48.3 63.8 49.2 -23.0 -15.0

House price expectations

Australia 125.7 157.8 158.0 150.6 139.0 ma 100.6 116.3 104.4 102.9 -1.4 =539
- New South Wales 127.3 1521 161.0 152.2 135.2 103.8 101.0 17.8 104.8 105.5 0.7 -32.0
- Victoria 127.8 156.2 154.1 141.4 137.0 101.5 108.0 118.6 104.5 9249 ={il1 =32
- Queensland 123.9 165.2 156.2 160.2 140.5 124.5 89.2 m.7z 95.5 107.8 12.8 -31.4
- Western Australia 17.0 164.4 158.1 144.3 143.8 131.3 106.2 121.7 133.1 121 =18,7/ -33.4
- South Australia 127.6 158.3 161.5 148.0 138.9 123.9 94.1 18.2 103.0 103.9 0.8 -35.0
- Tasmania 127.6 183.6 165.8 165.7 167.0 100.9 72.0 84.7 93.8 88.7 -5.4 -45.6

*indexes based on net balance of % assessing ‘good time to buy’/’house prices to rise’ and % assessing ‘bad time to buy’/’house prices to decline’
Sources: Melbourne Institute, Westpac Economics

Housing Pulse February 2023 34



HOUSING MARKET DATA

Consumer sentiment - other components

Unemp. expectations

Australia 130.1 108.4 120.5 104.1 101.8 108.5 99.6 17.9 108.0 119.4 10.6 16.1
- New South Wales 129.6 98.7 116.9 105.5 101.7 10.3 98.5 120.1 101.9 19.9 17.6 18.0
- Victoria 131.2 14.7 124.0 98.8 98.0 106.1 99.9 120.0 12.7 109.7 -2.6 10.5
- Queensland 133.2 13.5 120.8 13.3 105.8 121.9 101.2 118.0 106.4 128.3 20.7 24.2
- Western Australia 1281 109.5 112.5 94.8 94.6 87.7 95.1 112.8 181 124.2 5.2 6.6
- South Australia 135.3 na4.7 130.8 107.8 123.0 108.0 105.0 m.z 107.7 126.4 17.3 18.5
- Tasmania 138.3 n8.7 4.4 108.4 109.0 94.3 1011 105.7 ma 121.2 8.8 20.0
Risk aversion atr ch ann ch
Australia 15.1 40.6 41.5 46.8 43.4 551 50.4 51.3 n.a. n.a. 0.9 6.8
- New South Wales 1.7 36.9 341 43.6 38.9 54.4 53.4 52.0 n.a. n.a. -1.4 1.5
- Victoria 1.0 40.8 42.0 49.6 44.7 56.5 51.7 54.8 n.a. n.a. 3.2 8.5
- Queensland 12.7 43.0 49.9 45.0 44.5 53.0 34.6 47.5 n.a. n.a. 13.0 2.8
- Western Australia 7.0 55.0 49.7 58.2 51.3 57.5 54.5 545 n.a. n.a. 0.0 0.9
- South Australia 14.4 33.7 37.5 47.5 48.0 58.3 60.4 58.7 n.a. n.a. -1.7 10.9
- Tasmania 15.5 13.8 52.7 -2.8 31.2 41.2 47.8 54.9 n.a. n.a. 7.0 35.0

*indexes based on net balance of % assessing ‘unemployment to rise’ and % assessing ‘unemployment to fall’; “"measure based on responses to ‘wisest place for savings’ question.
Sources: Melbourne Institute, Westpac Economics
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HOUSING MARKET DATA

Dwelling prices and turnover

Dwelling prices, ann%*

Australia 585 2.0 4.8 12.4 19.5 21.0 16.3 8.7 -0.7 -6.9 -8.7 =88
- Sydney 5.4 2.7 5.4 15.0 23.6 253 17.7 5.9 -6.0 =121 -13.9 -14.3
- Melbourne 6.0 =S 0.7 7.7 15.0 15.1 9.8 & =B -81 =953 -10.0
- Brisbane 5.4 3.6 6.8 13.2 19.9 27.4 293 25.6 13.4 -1 -4.7 -6.9
- Perth# 4.6 7.3 13.6 18.8 18.1 13.1 7.0 5.8 4.1 3.6 27 2.4
- Adelaide 6.0 5.9 8.6 13.9 19.1 232 26.3 257 19.2 10.1 6.9 53
- Hobart 6.0 6.1 12.5 19.6 26.8 281 223 13.7 2.0 -6.9 2.5 n.a.

Turnover, %stock”

Australia 5.6 5.3 5.8 5.8 5.6 5.9 5.2 4.8 4.7 4.2 4.0 n.a.
- New South Wales 5.7 5.6 6.1 6.0 5.4 5.8 4.9 4.3 4.1 3.7 3.4 n.a.
- Victoria 4.7 4.7 52 5.1 4.0 5I5 4.5 4.1 3.9 3.4 3.1 n.a.
- Queensland 6.6 6.3 6.9 7.2 7.5 7.4 6.6 6.3 5.6 53 4.9 n.a.
- Western Australia 6.3 53 54 5.7 5.8 6.0 6.0 5.8 5.7 5.6 5.6 n.a.
- South Australia 4.7 4.2 4.5 4.8 4.7 5.0 4.7 4.7 4.9 5.0 4.7 n.a.
- Tasmania IS 4.7 4.9 4.6 4.6 4.6 4.3 4.1 3.7 3.7 &3 n.a.

*all dwellings’ measures, ann% ch, latest is month to date

~ % dwelling stock; most recent months are estimates modeled on preliminary data

# Note that WA price data has been suspended due to technical issues and is under review.
Sources: CorelLogic, ABS, Westpac Economics
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HOUSING MARKET DATA

Residential property listings

Sales/new listings ratio*

Australia® 1.09 1.31 1.32 1.24 1.28 115 114 1.09 110 113 1.06 1.07
- Sydney 1.27 1.58 1.58 1.39 1.53 1.22 118 m 117 114 0.97 0.91
- Melbourne 1.06 114 114 1.09 1.07 110 0.96 0.95 0.98 1.06 0.84 0.76
- Brisbane 0.98 1.31 1.30 1.32 1.40 1.28 1.20 114 110 114 1.08 116
- Perth 0.91 1.22 1.04 1.02 1.09 1.04 110 1.06 112 118 123 1.30
- Adelaide 1.06 1.51 1.32 1.4 1.39 1.40 1.37 1.30 1.39 1.52 1.52 1.57
- Hobart 1.02 1.30 1.27 1.27 119 115 114 0.88 0.93 0.93 0.91 0.91

Total listings, months of sales*

Australia® 3.8 3.3 2.8 2.8 2.8 2.7 2.9 3.3 34 3.6 3.7 3.6
- Sydney 2.8 2.3 2.0 21 21 2.2 2.7 3.2 34 3.5 3.9 4.1
- Melbourne 3.5 3.4 3.0 31 3.7 29 3.5 3.8 4.2 4.3 4.9 5.4
- Brisbane 4.9 3.9 3.2 3.0 2.6 2.3 2.5 2.8 34 3.5 3.6 3.3
- Perth 5.8 4.3 4.0 4.0 3.8 3.6 515 S15) 3.6 3.4 3.3 3.0
- Adelaide 3.9 3.0 2.8 2.5 2.3 2.1 2.0 2.2 2.2 1.9 1.8 1.7
- Hobart 5.0 24 21 2.0 1.9 21 2.2 2.8 3.7 4.2 4.3 4.3

* figures show 3mth avg, readings for most recent months based on sales estimates modeled on preliminary data and latest weekly listings figures.
~ avg since 2007
Sources: CorelLogic, Westpac Economics
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APPENDIX \is

H H . H The Westpac Consumer Housing Sentiment Indexes
weStpac consumer Housmg sentlme“t Index' flI“ series presented in this report are composite measures based on
index % a weighted combination of four indexes from the Westpac-
130 10 P R
—Westpac Consumer Housing Sentiment Index* Melbourne Institute Consumer Sentiment survey.
120 | —turnover? 9
8 Two of these are ‘primary’ components with a higher weight
110 . . .
7 that relate directly to consumer perceptions of housing
100 6 market conditions: the Westpac-Melbourne Institute ‘time
90 5 to buy a dwelling’ index and the Westpac-Melbourne
4 Institute House Price Expectations Index. The remaining
80 3 ‘supplementary’ components, with lower weights, relate
70 ~ “adv. 3mihs: "% stock seas. adjd by Westpac, smoothed Lo to consumer assessments of job security - the Westpac-
60 Source: ABS, CoreLoglc, Westpac - Melbourne Instute 1 Melbourne Institute Unemployment Expectations Index - and
Nov-77 Nov-82 Nov-87 Nov-92 Nov-97 Nov-02 Nov-07 Nov-12 Nov-17 risk appetite - the Westpac Risk Aversion Index.
Each of these components is seasonally adjusted, converted
to a consistent base and combined using fixed weights
. . determined by historical regression analysis. Note that the
Westpac Consumer Housmg Sentiment Index: CYC|eS house price expectations component is only available from
2009 on - a re-weighted composite based on the remaining
3 -annch annch 4 measures is used for earlier periods.
—Westpac consumer housing sentiment* —turnover®
*advanced 3mths;
2 xg;ﬁ:&msgﬁdby’ 2 The resulting composite measures provide significant insight
1 ' L4 into housing market conditions both nationally and at the
/| individual state level. The national index has over 40yrs of
0 W V i + 0 history and a clear lead indicator relationship with a variety

of housing market metrics. The index is particularly good at
picking turning points in housing market turnover - correctly
2 L -2 anticipating every major upswing and downturn since 1980
with a lead of around three months (four once the timeliness
of sentiment updates is included).

3 _{Source: ABS, Corelogic, Westpac - Institute 3
- L . -

Oct-78 Oct-83 Oct-88 Oct-93 Oct-98 Oct 03 Oct 08 Oct 13 Oct 18
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DISCLAIMER

© Copyright 2023 Westpac Banking Corporation

Things you should know.
Westpac Institutional Bank is a division of Westpac Banking Corporation ABN 33 007 457 141 (‘Westpac’).

This material contains general commentary only and is not intended to constitute or be relied upon as personal financial advice. To the extent that this material
contains any general advice, it has been prepared without taking into account your objectives, financial situation or needs, and because of this, you should,
before acting on it, consider the appropriateness of the advice, having regard to your objectives, financial situation and needs, and, the disclosure documents
(including any product disclosure statement) of any financial product you may consider. Certain types of transactions, including those involving futures, options
and high yield securities give rise to substantial risk and are not suitable for all investors. We recommend that you seek your own independent legal or financial
advice before proceeding with any investment decision. This material may contain material provided by third parties. While such material is published with the
necessary permission none of Westpac or its related entities accepts any responsibility for the accuracy or completeness of any such material. Although we have
made every effort to ensure the information is free from error, none of Westpac or its related entities warrants the accuracy, adequacy or completeness of the
information, or otherwise endorses it in any way. Except where contrary to law, Westpac and its related entities intend by this notice to exclude liability for the
information. The information is subject to change without notice and none of Westpac or its related entities is under any obligation to update the information or
correct any inaccuracy which may become apparent at a later date. The information contained in this material does not constitute an offer, a solicitation of an
offer, or an inducement to subscribe for, purchase or sell any financial instrument or to enter a legally binding contract. Past performance is not a reliable indicator
of future performance. Whilst every effort has been taken to ensure that the assumptions on which the forecasts are based are reasonable, the forecasts may be
affected by incorrect assumptions or by known or unknown risks and uncertainties. The ultimate outcomes may differ substantially from these forecasts.

Country disclosures

Australia: Westpac holds an Australian Financial Services Licence (No. 233714). This material is provided to you solely for your own use and in your capacity as a
client of Westpac.

For XYLO Foreign Exchange clients: This information is provided to you solely for your own use and is not to be distributed to any third parties. XYLO Foreign
Exchange is a division of Westpac Banking Corporation ABN 33 007 457 141 and Australian credit licence 233714. Information is current as at date shown on the
publication. This information has been prepared without taking account of your objectives, financial situation or needs. Because of this you should, before acting on
this information, consider its appropriateness, having regard to your objectives, financial situation or needs. XYLO Foreign Exchange’s combined Financial Services
Guide and Product Disclosure Statement can be obtained by calling XYLO Foreign Exchange on 1300 995 639, or by emailing customercare@XYLO.com.au.

New Zealand: In New Zealand, Westpac Institutional Bank refers to the brand under which products and services are provided by either Westpac or Westpac
New Zealand Limited (“WNZL”). Any product or service made available by WNZL does not represent an offer from Westpac or any of its subsidiaries (other
than WNZL). Neither Westpac nor its other subsidiaries guarantee or otherwise support the performance of WNZL in respect of any such product. The current
disclosure statements for the New Zealand branch of Westpac and WNZL can be obtained at the internet address www.westpac.co.nz. For further information
please refer to the Product Disclosure Statement (available from your Relationship Manager) for any product for which a Product Disclosure Statement is
required, or applicable customer agreement.

China, Hong Kong, Singapore and India: This material has been prepared and issued for distribution in Singapore to institutional investors, accredited investors
and expert investors (as defined in the applicable Singapore laws and regulations) only. Recipients in Singapore of this material should contact Westpac
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Singapore Branch in respect of any matters arising from, or in connection with, this material. Westpac Singapore Branch holds a wholesale banking licence and

is subject to supervision by the Monetary Authority of Singapore. Westpac Hong Kong Branch holds a banking license and is subject to supervision by the Hong
Kong Monetary Authority. Westpac Hong Kong branch also holds a license issued by the Hong Kong Securities and Futures Commission (SFC) for Type 1and
Type 4 regulated activities. This material is intended only to “professional investors” as defined in the Securities and Futures Ordinance and any rules made under
that Ordinance. Westpac Shanghai and Beijing Branches hold banking licenses and are subject to supervision by the China Banking and Insurance Regulatory
Commission (CBIRC). Westpac Mumbai Branch holds a banking license from Reserve Bank of India (RBI) and subject to regulation and supervision by the RBI.

UK: The contents of this communication, which have been prepared by and are the sole responsibility of Westpac Banking Corporation London and Westpac
Europe Limited. Westpac (a) has its principal place of business in the United Kingdom at Camomile Court, 23 Camomile Street, London EC3A 7LL, and is
registered at Cardiff in the UK (as Branch No. BRO0O106), and (b) authorised and regulated by the Australian Prudential Regulation Authority in Australia. Westpac
is authorised in the United Kingdom by the Prudential Regulation Authority. Westpac is subject to regulation by the Financial Conduct Authority and limited
regulation by the Prudential Regulation Authority. Details about the extent of our regulation by the Prudential Regulation Authority are available from us on
request. Westpac Europe Limited is a company registered in England (number 05660023) and is authorised by the Prudential Regulation Authority and regulated
by the Financial Conduct Authority and the Prudential Regulation Authority.

This communication is being made only to and is directed at (a) persons who have professional experience in matters relating to investments who fall within
Article 19(5) of the Financial Services and Markets Act 2000 (Financial Promotion) Order 2005 (the “Order”) or (b) high net worth entities, and other persons

to whom it may otherwise lawfully be communicated, falling within Article 49(2)(a) to (d) of the Order (all such persons together being referred to as

“relevant persons”). Any person who is not a relevant person should not act or rely on this communication or any of its contents. The investments to which this
communication relates are only available to and any invitation, offer or agreement to subscribe, purchase or otherwise acquire such investments will be engaged
in only with, relevant persons. Any person who is not a relevant person should not act or rely upon this communication or any of its contents. In the same way, the
information contained in this communication is intended for “eligible counterparties” and “professional clients” as defined by the rules of the Financial Conduct
Authority and is not intended for “retail clients”. With this in mind, Westpac expressly prohibits you from passing on the information in this communication to

any third party. In particular this communication and, in each case, any copies thereof may not be taken, transmitted or distributed, directly or indirectly into any
restricted jurisdiction. This communication is made in compliance with the Market Abuse Regulation (Regulation(EU) 596/2014).

Investment Recommendations Disclosure

The material may contain investment recommendations, including information recommending an investment strategy. Reasonable steps have been taken to ensure that
the material is presented in a clear, accurate and objective manner. Investment Recommendations for Financial Instruments covered by MAR are made in compliance
with Article 20 MAR. Westpac does not apply MAR Investment Recommendation requirements to Spot Foreign Exchange which is out of scope for MAR.

Unless otherwise indicated, there are no planned updates to this Investment Recommendation at the time of publication. Westpac has no obligation to update,
modify or amend this Investment Recommendation or to notify the recipients of this Investment Recommendation should any information, including opinion,
forecast or estimate set out in this Investment Recommendation change or subsequently become inaccurate.

Westpac will from time to time dispose of and acquire financial instruments of companies covered in this Investment Recommendation as principal and act as a
market maker or liquidity provider in such financial instruments.

Westpac does not have any proprietary positions in equity shares of issuers that are the subject of an investment recommendation. Westpac may have provided
investment banking services to the issuer in the course of the past 12 months.
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Westpac does not permit any issuer to see or comment on any investment recommendation prior to its completion and distribution. Individuals who produce
investment recommendations are not permitted to undertake any transactions in any financial instruments or derivatives in relation to the issuers covered by the
investment recommendations they produce.

Westpac has implemented policies and procedures, which are designed to ensure conflicts of interests are managed consistently and appropriately, and to treat
clients fairly.

The following arrangements have been adopted for the avoidance and prevention of conflicts in interests associated with the provision of investment
recommendations.

i. Chinese Wall/Cell arrangements;

ii. physical separation of various Business/Support Units;

iii. Strict and well defined wall/cell crossing procedures;

iv. a “need to know” policy;

v. documented and well defined procedures for dealing with conflicts of interest;

vi.reasonable steps by Compliance to ensure that the Chinese Wall/Cell arrangements remain effective and that such arrangements are adequately monitored.

U.S.: Westpac operates in the United States of America as a federally licensed branch, regulated by the Office of the Comptroller of the Currency. Westpac is also
registered with the US Commodity Futures Trading Commission (“CFTC”) as a Swap Dealer, but is neither registered as, or affiliated with, a Futures Commission
Merchant registered with the US CFTC. Westpac Capital Markets, LLC (‘WCM’), a wholly-owned subsidiary of Westpac, is a broker-dealer registered under the
U.S. Securities Exchange Act of 1934 (‘the Exchange Act’) and member of the Financial Industry Regulatory Authority (‘FINRA’). This communication is provided
for distribution to U.S. institutional investors in reliance on the exemption from registration provided by Rule 15a-6 under the Exchange Act and is not subject to
all of the independence and disclosure standards applicable to debt research reports prepared for retail investors in the United States. WCM is the U.S. distributor
of this communication and accepts responsibility for the contents of this communication. All disclaimers set out with respect to Westpac apply equally to WCM.
If you would like to speak to someone regarding any security mentioned herein, please contact WCM on +1 212 389 1269. All disclaimers set out with respect to
Westpac apply equally to WCM.

Investing in any non-U.S. securities or related financial instruments mentioned in this communication may present certain risks. The securities of non-U.S.

issuers may not be registered with, or be subject to the regulations of, the SEC in the United States. Information on such non-U.S. securities or related financial
instruments may be limited. Non-U.S. companies may not subject to audit and reporting standards and regulatory requirements comparable to those in effect in
the United States. The value of any investment or income from any securities or related derivative instruments denominated in a currency other than U.S. dollars is
subject to exchange rate fluctuations that may have a positive or adverse effect on the value of or income from such securities or related derivative instruments.

The author of this communication is employed by Westpac and is not registered or qualified as a research analyst, representative, or associated person under the
rules of FINRA, any other U.S. self-regulatory organisation, or the laws, rules or regulations of any State. Unless otherwise specifically stated, the views expressed
herein are solely those of the author and may differ from the information, views or analysis expressed by Westpac and/or its affiliates.
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