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Survey coverage 

455
villages 

31,000+
units 

Growth in scope of data collection to present additional key insights on trending sector topics

35,000+
residents 

Data collected 
from

8 
states/territories 
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79
operators 

Independent 
reporting of 
the sector



Organisation activity service mix
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79

12

35

6

66

45

Retirement
living

Assisted living Rental housing Social housing Residential
Aged Care

Home Care

Number of operators by type

100%

15%

44%

8%

84%

57%

Retirement living

Assisted living

Rental housing

Social housing

Residential Aged Care

Home Care

Operator services provided



National overview
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Average village occupancy at 

the end of FY24 was  88.8% 

Average age 
on entry is

78.4

Average age 
on exit is

86.0 

Average years of stay for residents

8.2 7.4
Departed residents Existing residents

Current length of stay for 
existing aged care residents: 

  for residential care is 
2.8 years

  for home care is 
2.4 years

Resident age profile by percentage

58%
of villages with co-located 

residential aged care

Couples
24%

Single females
58%

Single males
18%

National

% of units occupied0.2%
2.4%

19.0%

45.3%

33.1%

under
55 years

55 to 65
years

65 to 75
years

75 to 85
years

over 85
years



Resident exit reasons
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Other reasons may include moving in with family, moving to hospital, changes to personal relationships

14.7%

43.9%

27.8%

13.6%

26.5%

42.6%

6.4%

24.4%

Passed away Moved to residential aged care Moved to another provider Other

Home Care clients (StewartBrown Aged Care Survey - Jun-24) Retirement Living residents



Care services in villages
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Where operator is providing HCP/CHSP 
services to their village residents, they 

are capturing

24% 
 

of their captive market – (village 
residents)

 

16% 
 

of residents in retirement living 
are receiving HCP/CHSP 

services from their operator

Is the organisation an approved HCP 
provider or CHSP provider?

29% 
 

of villages partner with an 
aged care/home care provider 

61% 
 

of villages are providing 
HCP/CHSP services 

Yes
63%

No
34%

Did not 
advise

3%



Village profile
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Village configuration % of units occupied

527

5,853

14,738

4,343

5,161

263

2

221

Studio / bedsit

One bedroom

Two bedroom

Two bedroom + study

Three bedroom

Three bedroom + study

Four bedroom

Other

Number of units by configuration type

22%

30%

25%

25%

26%

21%

22%

24%

58%

56%

61%

56%

59%

59%

54%

58%

20%

15%

14%

19%

16%

20%

24%

18%

NSW

QLD

VIC

WA

SA

ACT

TAS

National

Couples Single females Single males



Expansion and growth of retirement villages
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New village pipeline (no. of units)

17%

22%

Unit supply growth Aged population growth (75 years +)

FY25 to FY29 - estimation

Unit supply increase falling short of aged population growth

22% accumulated growth in 
people aged 75 years and over 
from FY25 to FY29

Source: Population Statement: National 
Population Projections by Aged and Sex, 2023-24 
to 2034-35

Total number of units in 

greenfield and brownfield 

pipeline from FY25 to FY29 

as a % of total retirement 

living units 

618 

836 

1,328 

1,814 

784 

1,960 

FY2025 FY2026 FY2027 FY2028 FY2029 FY2030
and

beyond



Contract structures and financials

9



Ingoing contribution
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Average national number of days from market 
ready to deposit is           days for one-bedroom, 
          days for two-bedroom and         days for 
three-bedroom

$637,765 
$494,106 

Average Ingoing contribution Average RAD 

106 67 

$545,000 

$420,800 
$469,888 

$351,219 $415,000 

$620,000 

$500,000 $470,000 

$875,000 

$539,583 

$1,046,016 

$471,500 
$512,000 

$752,500 

$580,000 
$650,000 

$780,000 

$560,000 $620,000 

$460,000 $505,000 
$597,000 

$536,000 

NSW QLD VIC WA SA ACT TAS National

Two-bedroom Three-bedroom Median Capital City Unit Price - Jun-24

122 



State averages of contract structure types 
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% Villages where residents entered the following contract types

86.6%
97.9% 83.8% 81.8% 85.4%

100.0%

82.4%

100.0%

87.5%

22.5%

14.9%

2.7% 14.6%

7.1%

14.0%4.5%

21.4%

17.6%

4.3%

13.5%

7.3% 3.8%
5.4%

13.6%
28.6%

5.0%

NSW QLD VIC WA SA ACT TAS NT National

Other

Low Ingoing Contribution
100% Deferred Management  Fee

Pay As You Go

Refundable Contribution

Upfront Management Fee

Flexible Deferred Management Fee/Entry
Contribution

Traditional Deferred Management Fee



Deferred management fee
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Average % YoY – contracts with a 5-year DMF  Total DMF %

2.1%

6.9%

5.8%
5.3% 5.2% 5.1%

upfront year 1 year 2 year 3 year 4 year 5

32.7%All contracts

33.6%DMF on Ingoing Price

33.8%No Resident Capital Gain Sharing

28.1%DMF on Outgoing Price

28.9%Resident sharing of capital gains



Affordability to median house price
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Median ILU two-bedroom price sold and advertised as a % of the median suburb house price

53% 54% 56%
53%

46%

61%

70%

53%54% 54% 54% 54% 53%

62%
65%

56%

NSW QLD VIC WA SA ACT TAS National

Two bedroom ILU - Sold Two bedroom ILU - Advertised



Development / unit reinstatement and renovation costs
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Median cost per two bed-room unit reinstatement Median cost per two bed-room unit refurbishment 

The median number of days reinstate a two-

bedroom unit from vacant possession is 45 days

The median number of days to refurbish a two-

bedroom unit from vacant possession is 81 days

$12,000 

$22,442 

$13,300 
$15,000 

$17,000 

$15,000 

$20,000 

$15,000 

NSW QLD VIC WA SA ACT TAS National

$72,397 $75,068 $74,509 

$51,684 

$93,366 

$74,903 

$50,000 

$72,239 

NSW QLD VIC WA SA ACT TAS National



Maintenance policies
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Internal repaint

Bathrooms

Window coverings

Kitchens
After second unit change over

On unit change over

After third unit change over

44%

52%

4%

46%

50%

5%

82%

17%

1%

85%

15%



Recurrent services charges
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Recurrent service charges - $ per unit per month % of villages who utilise these methods of increasing 
recurrent charges

Fixed rate By resident 
agreement

CPI
Another measured 

amount

5%

48% 39%

15%

$729 

$610 

$762 

$540 

$548 

$663 

$681 

$654 

$596 

$567 

$663 

$538 

$545 

$621 

$604 

$588 

NSW

QLD

VIC

WA

SA

ACT

TAS

National

Two-bedroom units Three-bedroom units



Key village expenditure items
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Key village operating expenditure

 

Total repairs and maintenance

Operator contributions toward vacant 
unit recharges

External management costs

Total village staff costs

Audit fees

Corporate charges/head office charges

61%

96%

3%

100%

68%

88%

Average 
$ per unit per annum

$1,024

$58

$2,363

$887

$2,367

$823

% of villages who 
reported these costs

Net result (resident I & E) ($380) 435 villages

Median 
$ per unit per annum

$888

$38

$2,120

$940

$2,104

$415

$ -

Utilities *$308 $183

Water *$782 $494

Insurance premiums *$576 $427



Social connections and community 

18



3% 4%

11%

61%

21%

7%

28%

11%

2%

35%

2%

9%

24%

51%

11%

47%

% of villages with listed amentities funded by resident budget

Village amenities
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n= 455



Village amenities
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n = 455

% of villages with commercial services% of villages that are within short walking distance 
(~400m) to shops and amenities?

31%

34%

33%

39%

47%

72%

15%

Supermarket

Medical

Pharmacy

Hairdresser

Café and restaurants

Public transport

Registered club

5%

33%

2%

22%

8%

29%

Onsite medical services

Onsite hairdresser

Onsite supermarket

Onsite café restaurant

Other

None/not listed

National



Corporate governance and sustainability
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Social and Governance

5%

8%

Does the Village provide
electric vehicle charging

points

Village construction or new
stages of construction

incorporated recycled and low
emissions materials

Environmental



The Retirement Living Survey

22



Data cleansing process
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Interactive website including access to Business Intelligence (BI) 
and customised reports (for FY25 Survey Participants) 

Access to StewartBrown team

Board and executive presentations about the reports

Resident Satisfaction Survey (DCM Research Institute) (for FY25 Survey Participants)

Sector average KPIs 

Detailed Participant Sector Report

Individualised and interactive participant report analysing each village 
against relevant benchmarks

High level overview with national and state averages

Extras
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This presentation Full subscription



Example Data and Reports
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Conclusion
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Sector Report Village Reports (individual 
participant reports) - 

interactive

Portal access Next year 



Register your interest – 
its not too late!

Register here 



About StewartBrown 
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StewartBrown Analyst and Consulting Division

29

StewartBrown Aged Care 
Executive Team

Grant Corderoy
SENIOR PARTNER - CONSULTING AND ANALYST DIVISIONS
Grant.Corderoy@stewartbrown.com.au 

David Sinclair
PARTNER - CONSULTING DIVISION
David.Sinclair@stewartbrown.com.au

Stuart Hutcheon
PARTNER - AUDIT AND CONSULTING DIVISIONS
Stuart.Hutcheon@stewartbrown.com.au 

Chris Parkinson
PARTNER - FINANCIAL AND ANALYST DIVISION
Chris.Parkinson@stewartbrown.com.au 

Reece Halters

DIRECTOR - ICT DIVISION
Reece.Halters@stewartbrown.com.au

Tracy Thomas
DIRECTOR - CONSULTING DIVISION
Tracy.Thomas@stewartbrown.com.au

Office Details

Level 2, Tower 1
495 Victoria Avenue
Chatswood NSW 2067

Tel: (02) 9412 3033

Fax: (02) 9411 3242

benchmark@stewartbrown.com.au 
www.stewartbrown.com.au 

Analyst, IT and Administration Team

Jimmy Gurusinga
Senior Manager

Sabrina Qi
Senior Business Analyst

Vega Li
Senior Business Analyst

Nathan Ryan
Business Analyst

Rhys Terzis
Systems Analyst

Vicky Stimson
Survey Administrator

Robert Krebs
Manager

Kieron Brennan
Analyst and Consulting Manager

Iris Ma
Senior Accountant

Teanne Lundie
Business Analyst

Harry Hanavan
Data Analyst

Steven Toner
Survey Administrator

Ritika Lall
Senior Business Analyst

Cassie Yu
Business and Financial Manager

Annette Greig 
Systems Accountant

Raymond Lamoridan
Business Analyst

Lachlan Scott
Administration Officer

Rachel Corderoy
Events, Marketing & Media

Joshua Pacque
Business Analyst Graduate

Daniel Adeniyi
Business Analyst Graduate

Zachary Weeks
Analyst Cadet
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