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10 MISTAKES
FIRST HOME
BUYERS
MAKE

Buying your first home is one of the most exciting and stressful experiences
of your life. The stakes are high, the process is complex, and there's no
shortage of opinions. Unfortunately, without the right guidance, it's easy to
make costly mistakes that can set you back financially or leave you stuck in a
property that doesn't meet your needs. We've helped hundreds of first home
buyers navigate the market with confidence. In that time, we've seen the
same mistakes come up over and over again, mistakes that are completely
avoidable with the right information and the right team in your corner.

This guide breaks down the 10 most common mistakes first home buyers
make, and exactly what you can do to avoid them. Read this before you start
your search and share it with anyone you know who's thinking about buying.

As part of your preparation, | recommend creating a clear list of your wants
and needs and cross checking it against recent comparables to see if it’s
achievable or whether your expectations need adjusting. | think this advice is
crucial as | see many buyers suffer for months not accepting what their
budget will get. Also remember that this is only your first property and
budget permitting, you may not be able to tick every box, so focus on what
matters most.
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MISTAKE #1

Not Getting Pre-Approval Before You Start Looking

Many first home buyers fall in love with a property before knowing what
they can actually borrow, only to discover it's out of reach. Finance pre-
approval gives you a realistic budget, makes you a more credible buyer, and
means you can move fast when the right property presents itself.

BUYERS AGENT TIP

Organise pre-approved before attending your first open home. It usually
takes 1-3 business days with the right broker and puts you in a far stronger
position.

MISTAKE #2

Understanding the True Cost of Buying

The purchase price is just the beginning. Stamp duty, legal fees, building &
pest inspections, lender's mortgage insurance (LMI), moving costs, and
immediate repairs can add 5-7% on top of the price. Buyers who don't
budget for this are often caught short at settlement.

BUYERS AGENT TIP

Add a minimum of 5% to your purchase price to cover buying costs. Ask your
buyers agent for a full cost breakdown before making an offer.



MISTAKE #3

Letting Emotion Drive Your Decision

It's easy to fall in love with a property and overlook red flags like a noisy
street, structural issues, or a layout that doesn't work. Emotional decisions
lead to overpaying and buyer's remorse. Property is one of the biggest
financial decisions of your life so treat it like one.

BUYERS AGENT TIP

Always view a property at least twice, at different times of day. Take
someone level headed with you, or engage a buyers agent to provide
objective analysis.

MISTAKE #4

Skipping the Building & Pest Inspection

Waiving inspections to make a faster offer is one of the costliest mistakes a
buyer can make. Hidden structural issues, termite damage, or drainage
problems can cost tens of thousands to fix and none of that will be visible
on a Saturday open home.

BUYERS AGENT TIP

Never skip a building and pest inspection. Budget $500-$700 for a quality
report. It's cheap insurance against a very expensive mistake.



MISTAKE #5

Not understanding the Contract of Sale

A contract of sale is a legally binding document but most buyers sign it
without fully understanding what they're agreeing to. Finance clauses,
settlement periods, inclusions, and special conditions all matter and can
catch you off guard if missed.

BUYERS AGENT TIP

Always have a solicitor or conveyancer review the contract before you sign.
The cost is minimal compared to the risk of sighing something unfavourable.

MISTAKE #6

Focusing on the Purchase Price, Not the Total Value

A lower price point doesn't always mean better value. Buyers who fixate on
price often overlook capital growth potential, local infrastructure plans,
school zones, and future development. These factors determine whether
value increases over time.

BUYERS AGENT TIP

Research the suburb not just the street. Look at 5 year median growth,
proximity to amenities, and council development plans before you commit.
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MISTAKE #7

Trying to Time the Market

Waiting for the 'perfect time' to buy often means waiting forever. Markets
move in cycles, and no one can predict peaks and troughs with certainty.
Buyers who wait for prices to drop often miss out entirely, or buy in a rising
market at a higher price.

BUYERS AGENT TIP

The best time to buy is when you're financially ready. Focus on buying the right
property at fair value rather than trying to outguess the market.

MISTAKE #8

Overlooking First Home Buyer Grants & Incentives

There are thousands of dollars in government grants, stamp duty
concessions, and shared equity schemes available to first home buyers, but
many people don't know what they're eligible for, or miss application
deadlines. This is free money left on the table.

BUYERS AGENT TIP

Check your eligibility for the First Home Owner Grant, the First Home
Guarantee, and any state based stamp duty exemptions. Your buyers agent
or broker can help you navigate this.
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MISTAKE #9

Going it Alone in a Competitive Market

In a competitive market, sellers have agents fighting for their interests but
buyers often have no one in their corner. Without expert guidance, you're
negotiating blind: overpaying, missing due diligence steps, or losing
properties to better prepared buyers.

BUYERS AGENT TIP

A buyers agent represents you exclusively. They have access to off-market
properties, know how to negotiate effectively, and can save you far more than
their fee.

MISTAKE #10

Rushing the Decision Due to a Fear of Missing Out

Fear of missing out is one of the most powerful forces in property and
agents know it. ‘Another buyer is very interested' is one of the oldest lines
in the book. Buyers who rush, skip due diligence, overbid at auction, or
purchase properties that don't truly suit their needs.

BUYERS AGENT TIP

There is always another property. Set your criteria, stick to your budget, and
don't let urgency override logic. A good buyers agent will keep you grounded
when emotions run high.



PROPERTY
INSPECTION
CHECKLIST

The condition of a building’s exterior is just as important as the interior. When inspecting
multiple properties in a day, taking photos and notes can make it much easier to compare
later when making a decision. Make a list of major and minor issues for each property to
help you determine which are worth consideration.

Structural & Exterior

e Cracks in walls, ceilings, or foundation

e Drainage

¢ Signs of water damage, leaks, or dampness

e Roof condition (tiles, rust, leaks)

e Condition of eaves, gutters and downpipes

e Exterior paint and rendering condition

¢ Windows and doors functional and sealed

¢ Boundary fences and gates condition

¢ Driveways, paths, and patios

e For apartments or strata titled properties, observe the condition and upkeep of the
building. This often reflects how well the strata is managed.

Interior & Living Areas

e Walls, ceilings, and condition of the floors

¢ Signs of mould, damp, water stains or musty smells

e Ensure doors and windows open/close smoothly

e Natural light and ventilation

e Flooring condition, check for cracking, stains, warping or movement
e Built-in storage and cupboards

e Heating, cooling, and ventilation systems



WETAREAS

The condition of a building’s exterior is just as important as the interior. When inspecting
multiple properties in a day, taking photos and notes can make it much easier to compare
them later. Consider keeping a list of major and minor issues for each property to help you
determine which ones to rule out.

Kitchen & Laundry

e Cabinetry and bench condition

¢ Plumbing and taps working correctly (check for stains underneath the sink)

¢ Appliances functional (oven, stove, dishwasher, rangehood) These are usually
inclusions of the contract

e Water pressure and drainage

e Electrical points and outlets

Bathrooms & Toilets

e Tiles, grout, and waterproofing condition

¢ Plumbing, taps, and shower heads working

e Water pressure and drainage

e Signs of leaks or mould

¢ Ventilation (window/extractor fan)

e Toilets flush

e Condition of the shower

¢ Musty smells, lack of ventilation and water damaged material

Plumbing & Services

e Water supply and pressure

¢ Hot water system condition and age (nothing you can do about this but it's good to
know if replacement will be required anytime soon

e Drainage and septic tank (if applicable)

¢ Gas connections (if applicable)



ONCE YOUVE
FOUND A
PROPERTY

Once you’ve found a property you'd like to move forward with, the next steps are just as
critical and this is where many buyers come unstuck. NSW contracts can be lengthy and
complex, particularly if you're not familiar with how to interpret them or what to look out
for. Each state operates under different property laws, so it’s important to work with
someone who understands the local regulations. Contract terms and processes vary, and
New South Wales and Victoria each have their own distinct legal requirements.

Before signing a contract of sale

e Have a lawyer or conveyancer review the contract of sale

e Make sure you understand the contract you're entering and any special conditions

e Confirm the purchase price, deposit, and settlement date

e Check what’s included or excluded in the sale (fixtures, fittings, etc.)

¢ Ensure to ask questions because once contracts are exchanged, you are legally
bound by the terms and conditions.

e Check whether a cooling-off period applies to your purchase

¢ Know how long it lasts and when it doesn’t apply (for example, at auctions or
purchasing with a section 66W or agreeing to no conditions.)

¢ Verbal agreements mean nothing unless written into the contract.

e Pre-approval is not unconditional approval, once you have a copy of the executed
contract of sale, ensure to send a copy to your broker or bank to obtain formal loan
approval.

e Ensure you understand strata/ OC fees, council rates, water rates and any other
associated fees with the property.

e Have your solicitor/conveyancer review the strata report and break down the
financials of the building if applicable.

e Penalties for late settlement.

¢ Understand any penalties and costs if you decide to rescind.



FAQS
ARE OFF-MARKET PROPERTIES BETTER?

Off-market properties aren’t automatically better, but they can offer significant
advantages. Because they’re not publicly listed, there’s usually far less competition, which
can give you a better chance of securing the right home at a better price. They're also
often available through buyers agents before they hit the open market, giving you early
access to opportunities you might not otherwise see. 70% of the properties we acquire for
our clients have been off-market and there’s huge value when you know the market and
what you're looking for.

HOW DO | KNOW IF A PROPERTY IS A GOOD BUY?

A good property balances price, condition, and future potential. Review the inspection
checklist above to determine both major and minor issues. Look at whether the asking
price reflects the market, check for any maintenance risks, hazards or hidden costs,
and consider long term growth or resale potential as well as desirability and what
drives home buyers to that area. Eg, transport, proximity to amenities etc. Completing
research and spending time in the market attending open homes, auctions, property
inspections, and speaking with agents can help you understand pricing, trends, and
what a suitable property looks like.

HOW CAN | AVOID COMMON MISTAKES?

Avoiding costly errors comes down to preparation and objectivity. Stick to your
budget, do thorough due diligence on the property, and don’t let emotions drive your
decisions. Taking a methodical approach helps you make smart, confident choices.

WHAT AREAS ARE BEST FOR ME?

The right suburb is different for everyone due to preference but most commonly
should balance lifestyle, convenience, and amenities. Consider factors like safety,
schools, local amenities, transport links, and future growth potential to find a location
that fits both your needs and your budget. Sometimes it’s worth expanding your
search to a few suburbs outside of your target areas if you're not finding what you're
after.



BUYING YOUR HOME
STARTS HERE

Buying your first home can feel overwhelming. There’s a lot of information,
large financial decisions, and pressure to “get it right,” often all at once. The
key to avoiding mistakes is preparation and clarity. Understanding your
budget, knowing what matters most to you, and following a clear process
rather than making emotional decisions on the day. By slowing the process
down, asking the right questions, and seeking guidance where needed, you
put yourself in a position to make a confident and more informed decision.

If you feel pressured by an agent or something doesn’t sit right, trust your
intuition. Buying a home shouldn’t feel forced, it's okay to pause, step back,
and walk away if it doesn’t feel right. When the right property comes along,
the process tends to feel clearer and everything falls into place more
naturally.

Stick to the facts and focus on what you truly need, rather than getting
caught up in fear of missing out. It’s normal to miss out on a few properties,
buying the right home isn’t about acting on every opportunity, but about
waiting for the one that fits your goals and circumstances. Trust the process
because often when you miss out on a property there is an even better
opportunity just around the corner.

Reach out anytime. There's no obligation and no pressure just
an honest conversation about where you're at and how we can
help.
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