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There’s something about the rarefied air surrounding 
prestige property markets in Australia. Is it sweeter? 
More pure? It certainly appears to be untainted by 
the influence of interest rate movement, displaying 
frictionless price rises when the economy soars. No 
sooner do we catch our breath after hearing about 
one listing in the tens-of-millions than someone turns 
around and goes a step further.

Prestige markets are just great fun to analyse. On 
the serious side, the sector is often a weathervane on 
market direction. When expensive sales volumes rise 
and prices follow, it’s a sign of confidence that will 
drag up the less salubrious sector with it. Almost like 
the hoi polloi hitch their wagon to the star and shoot 
along behind.

Prestige buyers and sellers also appear to be 
reasonably immune to interest rate movements. 
Funds are available, and if you’ve already got the 
security and cash flow to service the debt, why 
not let you entrepreneurial spirit take over. Back 
your judgment and take a property plunge without 
worrying if rates move half a per cent or so.

On the less serious side – who doesn’t enjoy a bit 
of voyeurism. Taking a virtual stroll through the 

reception-room, pool-house, walk-in-humidor, 
helicopter-pad abodes of this nation sounds like a 
blast. It’s an opportunity to wonder what it’s like 
to own very fine accommodation. For some, a little 
chance to dream on what may have been if you’d 
hung out with Mark Zuckerberg instead of your 
mates at the skate park.

This month, we’ve got our team playing with the 
high rollers. They’ve gone to the upper reaches of 
the nation’s property markets and taken a grab at 
what lies beyond the reach of the vast majority of 
buyers. We’re sauntering up and peeking over the 
fence of this country’s most expensive sector to see 
what it says about the property markets we play in. 
The pages within aren’t just filled with great market 
wisdom and handy conclusions, but there’s a few 
tidbits about sales and structures that are sure to set 
tongues wagging around the water cooler.

For this month’s commercial section, it’s a little more 
average but certainly not low brow. Mum-and-dad 
punters are looking to industrial property to extend 
their portfolios, but many don’t know where to 
start. Herron Todd White is lending a helping hand 
by giving a rundown on entry level industrial sheds. 

We’re about to let you all know where they are, 
what they cost and what to look for when taking the 
plunge. In addition, we’ll provide our overview on how 
the industrial sector is performing so you get a nice 
broad take before you make a decision.

So there we are. All us riff-raff are about to get a 
taste of the good life as we wander through this 
edition of Month In Review. Please enjoy but don’t 
touch the silverware unless you’ve first called 
your local Herron Todd White office and received 
instruction on the correct protocol for profitable 
prestige investing. See you in first class!

The upper crust!

Prestige property sectors around the nation.
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Overview
Industrial property will often be the initial step for 
residential investors looking to graduate into the 
commercial sector. There’s plenty of supply, and 
prices can be very reasonable. In addition, if you 
do your analysis, finding a solid return and tenant 
is entirely do-able. To help those keen on taking 
the plunge into industrial, the team at Herron Todd 
White are about to give their opinion on sheds at the 
affordable end of this market. There’s also a handy 
overview of how the sector is performing more 
generally too.

Sydney
Industrial property in Sydney has stood out among 
its commercial property sector peers as holding 
some of the most promising investment attributes 
the past couple of years. Improving demand drivers 
for industrial space including retail and wholesale 
trading volumes, a strong housing market, and 
improvements road and rail infrastructure have put 
upward pressure on average industrial rental rates 
and capital values in recent years. With an improved 
outlook for the sector, investors have become more 
comfortable in taking advantage of the higher yields 
industrial property has had on offer compared to 
those for office and retail assets. 

For industrial strata units in particular, fundamentals 
have become quite attractive – in general we see 
Sydney as showing limited upcoming supply for 

industrial strata units, while demand, particularly 
from warehousing and distribution operators, has 
continued to improve.

Over the past 18 months, we have come across 
several Sydney regions containing industrial units at 
suitable price points for entry level investors, which 
we identify as between $200,000 and $600,000. 
Some key areas where we have observed such 
examples within this price range include Sydney’s 
Central West (Wetherill Park, Guildford, Bankstown, 
Girraween, Prospect and Villawood); North West 
(Seven Hills, Kingswood and St Marys); South Sydney 
(Caringbah, Kingsgrove, Kogarah and Peakhurst); 
and South West (Minto, Prestons and Smeaton 
Grange). 

Generally, investors looking for industrial assets 
within the $200,000 to $600,000 price bracket 
should expect to find units ranging between 100 to 
300 square metres in size. Analysed yields for the 
sample of sales we have observed over the past 
18 months within this price bracket have ranged 
between 4.5% and 7.5% . 

Prospective purchasers should try to look for modern 
stock, with practical levels of mezzanine office 
space in order to attract the most leasing demand. 
Prospective purchasers should also be mindful of 
possible obsolescence issues when considering older 
industrial units and discount the price accordingly. 
Given that acquisition costs for this type of asset 

can be as low as $200,000, additional capital 
expenditure costs to retrofit or upgrade this older 
stock can end up quite large in proportion compared 
to more expensive assets, significantly diluting 
annualised returns.

Lastly, prospective purchasers should always 
undertake good due diligence in terms of upcoming 
supply of comparable stock prior to deciding to 
purchase. Industrial sheds are notorious for being 
quick to erect, with some construction times as 
short as three to four months. Particular attention 
should be paid to other industrially zoned land in 
surrounding areas, and well-informed consultation 
should be sought on the likelihood of further supply 
of similar industrial product emerging down the 
track.
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Canberra
There has been very limited activity in the industrial 
estates in the Australian Capital Territory over the 
past few months.  The most prominent was the sale 
of Capital Self Storage to National Storage REIT 
for a total of $46.5 million which was concluded in 
November 2014.  The sale included four facilities, 
three in the ACT namely: 

• Mitchell (900 units with a NLA of 9,185 square 
metres), apportioned value $17 million;

• Phillip (900 units with an NLA of 7,630 square 
metres), apportioned value $13.1 million;

• Hume (500 units with a NLA of 6,293 square 
metres), apportioned value $7 million; and 

• Queanbeyan (420 units with an NLA of 4,722 
square metres) assumed apportioned value $9.4 
million. 

This sale certainly showed that there was interest in 
a thriving business but provides little guidance on 
industrial real estate values.

There have been two land sales which give some 
guidance as to land values: 2 Dominion Place, 
Queanbeyan, a 2,321 square metre site which sold for 
$430,000 or $185 per square metre; and a site with 
an area of 1,863 square metres in West Industrial 
Park, Hume which sold for $280,000 or $150 per 

square metre.  The asking price was $335,000 or 
$180 per square metre.

We reported previously that 12 Sawmill Circuit sold in 
September 2014 for $797,000. The site area is 5,000 
square metres, equating to $159.40 per square 
metre.  This site was sold in December 2012 for $1.1 
million.

The recent sales confirm in our view that values are 
retreating for serviced industrial land in the ACT.  

However the market is fickle and confidence can 
be restored very quickly by renewed growth in 
government and a positive, well-received budget.  
Budget Day in May could well be the time for 
restoring confidence in the commercial and industrial 
sectors in the ACT. 

Illawarra
The industrial property market has shown signs of 
slight improvement over the past 12 months with an 
increase in sales volumes, demonstrating improved 
confidence after a prolonged period of static 
conditions.  Most sales have been to owner occupiers 
in the sub $2 million range, however investment 
transactions are starting to increase as investors 
are enticed back to the market by yield arbitrage 
and a common view that the market has bottomed.  
However investors are still driven by good lease 
covenants and long term rental security.  

Rents are currently stable and local agents are 
reporting an increase in enquiry levels, particularly 
for smaller to mid sized efficient warehouse 
tenancies that are well located.  Buyer and tenant 
demand for large scale industrial properties with 
vacant possession remains limited.  

Newcastle
Mum and dad investors should be cautious in 
their search for industrial investment property 
in the current climate. Well tenanted properties 
are becoming increasingly sought after in this 
low interest rate environment. This buoyancy is 
coupled with the risk associated with a weakness 
stemming from the coal price downturn and we’re 
seeing that risk isn’t being properly valued in some 
circumstances. We see yield compression in the over 
$1 million investment market and this is anticipated to 
trickle down into the low end of the market. 

Smaller investors should be looking for industrial 
property in areas that remain strong during market 
downturns, while taking full advantage of positive 
market conditions. Our research and experience 
from the last industrial market downturn in 2008 
saw areas such as Tomago suffer significant value 
damage and McDougalls Hill Estate in Singleton is in 
the midst of such a downturn due to the coal market 
weakness. C
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Smaller sheds and strata industrial units in areas 
such as Thornton, Beresfield or even established 
areas of Cardiff and Warners Bay would be safer, 
although at the moment, there’s little on the market 
that would satisfy the risk averse investor. 

Small developers might be wise 
to look to land in the Tuggerah 
Business Park, which is currently 
cheap and strata industrial units 
are both under stocked and sought 
after in the area. 
This is perhaps in contrast to the greater industrial 
land market across the wider Wyong LGA and 
Central Coast which is still particularly weak and over 
stocked. 

NSW North Coast
Industrial markets in rural localities are fraught with 
danger, often dominated by owner occupiers where 
yield (return) and capital growth are not the priority. 
The priority for the owner occupier is to secure space 
in which to operate their business. Most established 
industrial areas are older style developments with 
metal sheds providing basic accommodation catering 
for the owner occupier or small business operator. 
Larger, more modern buildings are often developed 

by an established owner operator and are well held. 
Further, the small, local nature of businesses limits 
the ability of the tenant to pay a rent reflective of 
development cost.

However, in more recent times, particularly in 
stronger growth areas, industrial areas have been 
developed to suit the investor with small strata 
complexes of modern tilt slab construction. This is 
most obvious in Byron Bay and to a lesser extent 
Ballina where value levels and rents accommodate 
returns more in line with development costs.

In the Lismore locality, investors tend to expect 
yields above 9%, whereas owner occupiers tend to 
be less concerned with yield and more concerned 
with acquiring a site on which to operate a business. 
This results in indicative yields between 7% and 
8% or lower for the lower end of the market. Byron 
Bay modern industrial properties tend to sell in 
the vicinity of 7% to 7.5% while excluding owner 
occupiers, investors will be active in Ballina at 
approximately 7.75% to 8.5% unless leased by a 
large national tenant.

Our prediction for the industrial market in the 2015 
year ahead is that enquiry may increase due to the 
return of the investor buyer, however sale prices 
will be dictated by yield expectations (particularly in 
Byron Bay and Ballina). 

We also predict that the non coastal localities will 
remain dominated by owner-occupiers. 

Mum and dad punters need to be cautious in the 
industrial market place. Movement in economic 
conditions quickly impacts demand for industrial 
space and therefore rents and value levels can also 
change quickly. Strength and diversity of the local 
economy will assist in lower risk.

Caution also needs to surround purpose built 
industrial properties due to the risk if the existing 
tenant does not remain at expiry of the lease.
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Melbourne
The Melbourne industrial market is relatively large 
by national comparisons and has tended to provide 
investors with relatively consistent returns.  It 
typically performs best when there is a stable 
economic environment. Industrial property markets 
are affected by local and global economic conditions, 
supply and demand for space, and proximity and 
ease of access to road, rail, air and sea facilities. 

Industrial land is readily 
available across many suburbs 
in metropolitan Melbourne 
and therefore the potential 
for over-supply of industrial 
accommodation is always a risk for 
investors. 
Industrial accommodation is relatively simple to erect 
and there are few barriers to entry so the major 
factors that first time investors need to be aware of 
are the calibre of the tenant and the length of tenure.  
For first time investors, the fundamentals of property 
investment are paramount – strong industrial 
location, high quality tenant and long lease term.  
Industrial property investment is no different to any 
other property sector in that the returns achieved 

from an investment will reflect the risk profile of that 
investment.  Higher risk generally equates to higher 
returns.

Locations that could suit first time buyers would 
be well established industrial areas that have good 
location attributes, such as close proximity and 
good access to major transportation routes and 
major infrastructure facilities, such as Tullamarine 
Airport and Port Melbourne.  Other strong industrial 
locations across metropolitan Melbourne include 
Epping, Laverton North and Dandenong South. 

Tullamarine is a low-density residential and industrial 
suburb located approximately 18 kilometres north-
west of the Melbourne Central Business District. 
The suburb is the location for a number of major 
manufacturing companies such as Cadbury-
Schweppes, Honda and Caterpillar Australia. Due 
to its proximity to Melbourne’s Tullamarine Airport, 
industrial property in this location has tended to 
remain in demand and maintained values over the 
past decade, particularly when compared to some 
other surrounding north-western industrial locations. 
We expect that this area will remain in demand from 
tenants and investors. 

In August 2015, the Melbourne Wholesale Fruit, 
Flower and Vegetable market will be officially 
opened for business in Epping, which is located in 
Melbourne’s northern suburbs. Epping is typically 

a stronger industrial location than other northern 
industrial areas such as Somerton, Campbellfield 
and Broadmeadows and it tends to feature more 
modern industrial stock. Much of the stock that has 
been built over the past one to two years has been 
in response to the decision of the government to 
move the Melbourne Wholesale Fruit, Flower and 
Vegetable Market to this location from Footscray. 
Alliance Business Park located to the east of the 
Hume Highway also offers modern stock to investors. 
Investors may prefer to buy older, slightly more 
affordable stock in the more established industrial 
areas of Epping. 

Dandenong South is primarily an industrial suburb 
located approximately 30 kilometres south-east of 
the Melbourne Central Business District. Dandenong 
South has tended to benefit from the development 
of the East Link Toll Way and Peninsula Link Freeway 
over the past five years and is considered to be 
one of the primary industrial hubs in Melbourne’s 
south-eastern suburbs. The area features a number 
of large employers including the Gas and Fuel 
Corporation, Smiths Chips, Tip Top and Nissan. 
Industrial properties in Dandenong South range 
from dated heavy industry office and warehouse to 
more modern concrete tilt slab office and warehouse. 
Dandenong South is regarded as a prime industrial 
area with good infrastructure to support local 
industry. This is an industrial region that tends to 
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be in demand by investors seeking exposure to 
Melbourne’s south-east industrial market. 

Laverton is predominantly an industrial suburb 
located approximately 18 kilometres west of the 
Melbourne Central Business District. Laverton 
has a wide diversity of industrial zonings including 
heavy industrial uses for which there is ongoing 
demand.  Laverton has seen significant speculative 
development in recent times and there is the risk 
of oversupply and ongoing vacancies if an asset 
became vacant.  

Lower priced industrial areas are often a result 
of lower underlying land values due to locational 
inferiority or some other negative factor.  Sunshine 
North is an example of such an area. Sunshine North 
is a low-density residential and industrial suburb 
in the western region of Melbourne approximately 
13 kilometres north-west of the Melbourne Central 
Business District. Sunshine North has two industrial 
precincts, both centred on McIntyre Road. The area 
has historically been a secondary industrial location 
catering to heavy industry where steel fabrication 
businesses are prevalent. There has recently been 
some refurbishment and redevelopment in this 
location. The proximity of good freeway access 
and an expanding residential surrounding base are 
positive attributes for Sunshine North. There is a 
steady but low level of supply of older, lower priced 
properties available for sale in this area.  We note 

the large amount of land available for industrial 
development in the Sunshine North industrial market 
which could impact on supply levels in the future. 

Campbellfield in the north may also interest first time 
buyers. Campbellfield is predominantly an industrial 
suburb located approximately 15 kilometres north of 
Melbourne’s Central Business District. The suburb 
is centred on Sydney Road and the Hume Highway 
which is primarily a showroom and industrial 
precinct with an automotive focus. The area benefits 
logistically from its linkages to the Western and 
Metropolitan Ring Roads as well as access to Sydney 
Road and the Hume Highway.  

Campbellfield has experienced volatility in demand, 
with a noticeable decline in capital values and rental 
values over the past twelve months. The northern 
industrial property market, specifically in the 
suburbs of Campbellfield, Somerton, Thomastown 
and Broadmeadows is dominated by automotive 
manufacturing and associated supply chain 
businesses. In 2013 it was announced that the Ford 
Motor Company and General Motors Holden would 
be closing down their manufacturing operations 
in Australia. Ford will close all of its car-making 
facilities by no later than October 2016, with General 
Motors following suit by the end of 2017. Many 
owner occupiers within the automotive industry in 
the region have typically established themselves 
within this market due to proximity to the Ford Motor 

Company in Campbellfield. The area typically has 
good infrastructure and linkages to major highways 
however given the negative impact of this withdrawal 
of manufacturing industries, the outlook is a concern 
for demand and could potentially impact further on 
values. 

The critical elements of industrial investment are to 
ensure that there are strong and long term reasons 
for industry to locate there, the tenant should be of 
appropriate quality ideally with demonstrated track 
record and the lease covenant should be fair and 
equitable with an appropriate lease term remaining.  

Risks to investors are lease options, which may or 
may not be exercised. Vacancies in an investment 
asset are potentially very damaging to investment 
returns, so a high yielding property may exhibit a 
far lower return if vacancies are included over the 
investment horizon.

We would suggest seeking advice from your local 
Herron Todd White professional when considering a 
first investment in industrial property.

Ballarat
First time industrial investors looking to get into the 
market should look for property which is already 
let to a good tenant on a strong lease. There are 
many of these properties on the market in several 
locations. As interest rates tighten this type of 
investment will begin to look more attractive to mum 
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and dad investors who may have access to capital 
via a self managed superannuation fund. This type of 
investment would yield in the ball park of 7% initially. 
It is important to realise though that most leases 
have clauses which increase the rent each year and 
as such this yield will increase over the life of the 
investment. In the Ballarat area a participant can 
enter the market for as little as $300,000 and with 
industrial property, the sky is the limit.

This market moves slower than the residential market 
but the value of the asset is predominantly in the 
rental return as opposed to the capital growth.

Investors should look for well 
located sites with good vehicular 
access and exposure ideally to a 
freeway or main road. 
Sheds should have high clearance with few if any 
internal pillars, good vehicular access to the shed and 
adequate office space and parking on site.

Tenant selection is one of the most important 
factors. So much of the value of the asset is in its 
lease. A long lease to a good tenant will increase the 
value of your asset. But beware it must be at market 
rate with good review clauses. A long lease on 
favourable terms to the tenant only helps the tenant 
and depreciates your asset.

Horsham
The Horsham industrial market has remained 
relatively quiet in recent times with very few 
properties transacting until recently. The industrial 
market in Horsham generally sits in a value range 
from $200,000 to $1 million. It is traditionally 
an owner occupier market but the potential for 
investment with long term leases is available for 
people willing to talk to agents. Expected yields 
range significantly from 6% to 11% depending on 
size, value and location. Typically, smaller properties 
close to the CBD represent the tightest yields.
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Adelaide
Adelaide’s industrial sector has achieved mixed 
results over the past few years. While sales activity 
has continued to show improvement, leasing activity 
has remained fairly subdued and it is fair to say that 
we expect much the same in the short to medium 
term.

There are two major challenges in the not too 
distance future with the looming closure of Holden’s 
car manufacturing plant at Elizabeth in 2017 and the 
uncertainty surrounding the Australian submarine 
contract which is speculated to be awarded to an off 
shore company as opposed to local Adelaide ship 
builder ASC located at Outer Harbour. Supporting 
companies generally located within fairly close 
proximity to these sites are expected to struggle and 
unfortunately some closures are expected along with 
job losses and increasing vacancies. However the 
feeling is that most of the pain will be localised, being 
the outer northern industrial areas surrounding 
the Holden plant and at Outer Harbour at Techport. 
While we certainly do not want to make light of this 
situation, Adelaide with its large manufacturing 
base has experienced some very difficult conditions 
over the past almost decade and while we don’t 
expect conditions to get any easier in the short term, 
Adelaide’s industrial sector remains resilient and 
market commentary suggests that while Adelaide’s 
economy will need to become less reliant on its 
contracting manufacturing industry the industrial 
sector as a whole can survive these setbacks.

Currently the lower Australian dollar is providing 
some much welcome relief. Transaction activity 
during 2014 reached around $250 million, however 
it is important to note that this included the largest 
industrial sale on record for Adelaide of the Coles 
Distribution Centre, within the Edinburgh Parks 
Industrial Estate, which sold for $153 million. With 
a GLA of almost 68,000 square metres and a lease 
expiration date of 2027 with five further five year 
options.

While the upper end of the market appears to be 
performing solidly with improving levels of interest 
from institutional investors there is a lack of stock 
coming onto the market, which has been the situation 
for a while now. Yields have compressed slightly for 
this style of asset due to the demand.

The inner north and north western industrial 
areas comprising of the suburbs of Regency Park, 
Gepps Cross, Wingfield, Dry Creek and Thebarton/ 
Hindmarsh remain the most sought after industrial 
localities due to ease of access to all forms of 
transport, including road, rail and air and proximity 
to the CBD. The consistent demand has supported 
increases in property values within these locations.

Outer southern industrial suburbs including Lonsdale 
and Seaford, remain by comparison the cheapest in 
the metropolitan area and with the duplication of the 
Southern Expressway now complete, access to these 
areas has improved. 

Population growth within these locations will further 
support growth. The outer southern industrial areas 
also have some supply of vacant land which will allow 
companies and investors to purpose build properties. 
Currently, however, both the inner and outer 
southern industrial areas are finding the economic 
conditions fairly challenging with limited capital 
growth expected in the short term.

The average industrial property in Adelaide generally 
comprises an office warehouse typically on a site 
between 1,500 and 3,000 square metres within the 
sub $2 million market. Within the sub $500,000 
market or entry level market, industrial strata units 
are more typical within the key industrial localities. 
Many of these properties consist of fairly basic and 
dated shedding which are considered predominantly 
the realm of the owner-occupier. Traditionally most 
of the market for Adelaide’s average industrial 
property remains driven by owner-occupiers. While 
there is investor activity within this market it tends 
to be syndicated private investors or individuals who 
will often secure transactions off market and it is the 
properties with improvements in good condition and 
strong lease covenants that are generally targeted. 
As such the lack of investors supporting the lower 
grades is widening the divide between primary 
and secondary assets. This is leading to market 
stagnation of the lower entry level property grades 
which is expected to continue for some time.
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Brisbane
The industrial market is currently experiencing 
an uplift in enquiry in most suburbs of Brisbane, 
exemplified by a circa 15% to 20% increase in the 
number of sales in the Brisbane region from 2013 
to 2014 (as captured by DNRM). Some areas have 
limited supply with purchasers being forced to pay 
premiums. Simultaneously, the low interest rate 
environment is giving rise to strong demand from 
owner occupiers who are willing to pay more than 
investors for sub $2 million properties. This is leading 
to a decrease in demand in the leasing market, 
causing investors to accept lower rents for these 
assets. 

Nevertheless, there is good news as the increased 
activity in the industrial market has led to steady, 
albeit marginal, increases in values for prime assets. 
The total value of sales in 2014 also shows the 
biggest increase since 2008 indicating an increase in 
activity for higher end properties as well as in values. 
Furthermore, the NAB Commercial Market Overview 
states that expectations for supply are that industrial 
property will be in under-supply within the next 12 
months to five years.

Industrial strata units or sheds provide opportunity 
to take advantage of the current optimistic industrial 
market. Entry level investment in sheds can be 
sought with a diversity of options. At the lower end 
of the spectrum, in Meadowbrook or Browns Plains, 

sheds can be purchased in the low $200,000 bracket 
with per square metre rates ranging from $1,200 to 
$1,300 for modern concrete tilt panel units. At the 
higher end, in the prime TradeCoast locations, it is 
difficult to pick up a strata unit for under $500,000 
in Morningside or Murarrie. Per square metre rates 
can range from $1,800 to $3,300 depending on 
size and quality. We anticipate growth in the latter 
suburbs to be higher due to a lack of developable 
land and proximity to the Port of Brisbane and other 
key infrastructure. However, yields in the secondary 
locations are higher than the TradeCoast (reflecting 
higher asset risk). A compromise between the two 
is the inner southern precincts of Acacia Ridge, 
Coopers Plains, Archerfield etc, which have long been 
popular due to their central location and affordability, 
with a number of strata units currently listed for sale.

Tips when purchasing industrial sheds:

• Decide what is most important, cash flow or long 
term growth;

• Be cautious of localities with a large amount of 
undeveloped stock;

• Look for suburbs with a high level of enquiry and 
demand and key infrastructure as these can be 
good predictors of price growth;

• Ensure there is a lease in place. Month to month 
tenancies pose a risk to cash flow if the tenant 
vacates;

• Factor in lease up time and rent free incentives for 

new tenants if purchasing vacant or on a month to 
month tenure;

• Read and know the lease document thoroughly;
• Lease security (guarantees, rent in advance or 

bond) need to be sufficient;
• Ask your accountant to assess your GST liability 

before your purchase if vacant or monthly tenancy;
• Conduct due diligence on Council approval for all 

components of the property.

Toowoomba
For investors looking to maximise rental returns, 
it is becoming increasing popular to look at asset 
classes other than the traditional housing investor 
market. The industrial market has traditionally been 
dominated by owner occupier businesses and larger 
design and construct projects where industrial 
property is built to a particular tenant’s requirements 
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with a pre-negotiated rent which provides an 
adequate level of return to the developer. In many 
cases, the tenanted industrial property is then 
offered to the market as a passive investment. 

Toowoomba has a long established industrial sector 
with original development occurring in North 
Toowoomba, Rockville, Drayton and Harlaxton. 
Since the 1980s, industrial development has been 
concentrated around the western suburbs of 
Wilsonton and Torrington. New construction is 
occurring in Wellcamp which is a rural area between 
Toowoomba and the Brisbane West-Wellcamp 
Airport, now known as the Toowoomba Enterprise 
Hub. 

The entry level industrial investor 
market is highly sought after with 
properties in the sub $1 million 
price range reflecting yields of 
between 7% and 8.25%. 
This provides a level of return superior to the 
investor housing market, however the industrial 
sector often experiences higher vacancy rates and 
increased volatility in rent returns. Typically, older 
suburbs are more attractive to first time or entry 
level investors due to the lower price point offered 
for older buildings. Some investors in this market 

will look to purchase a small industrial property on 
a vacant possession basis and then advertise for 
a suitable tenant. While entry costs are generally 
cheaper, the landlord does not receive an income 
until a tenant is secured. 

When looking to invest in the industrial sector, 
properties with frontage to arterial roads such as 
Anzac Avenue, Taylor Street, James Street or North 
Street can often attract a premium in rents due to 
the added exposure and benefits to the tenant’s 
business.  It is also important to consider the utility of 
the industrial property, for example, whether it has a 
suitable office, high clearance shed, gantry crane, on-
site truck parking and easy access for all vehicles. 

Gold Coast
The prevailing low interest rate regime has been a 
great encouragement and opportunity for potential 
owners and investors in the market.  The main 
players in the entry level price range in the last 
quarter have been mum and dad owner operators 
of small businesses and tenants who now have the 
opportunity to buy their premises and, potentially, 
pay less in repayments than in rent.

Generally, the types of properties being purchased 
are small strata industrial units priced at no more 
than $400,000 and having floor areas typically 
between 90 and 200 square metres.  In the last 
quarter of 2014, the market for this sector was most 

active in the southern Gold Coast suburbs of Miami, 
Burleigh Heads and Tweed Heads on the Queensland 
and New South Wales border. However, this quarter,  
the market in Tweed Heads has been less active while 
Burleigh Heads continues to power on.  However the 
majority of sales are happening in the central region 
of Molendinar up to Arundel and Labrador.  Similar 
to Tweed Heads, the northern Gold Coast market 
covering Yatala, Ormeau, Stapylton and Beenleigh 
exhibited moderate market activity. On a different 
level, some corporate companies were actively 
buying large properties in Yatala and Ormeau.

For mum and dad investors or end users, the 
opportunity to own brand new units is limited as 
there has been a scarcity of new supply coming onto 
the market in the past few years due to the post 
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Global Financial Crisis downturn.  However, a few 
developers are jumping into the market to fill the 
void. Some have already started to build while others 
have recently bought land for construction purposes.  
There is also a steady supply of second-hand units 
in the market.  Prices are still affordable with small 
units ranging in price from as low as $150,000 up to 
$700,000 for larger premises.   

In Southport and Ashmore, the traditional industrial 
areas for older units, sale prices are reflecting 
between $1,450 and $1,800 per square metre of 
floor area for sizes between 220 and 250 square 
metres.  In Molendinar, another popular established 
industrial suburb, units on offer are a mixture of 
older masonry block units and modern tilt panel and 
sales are reflecting rates of $1,300 and $1,600 per 
square metre respectively.  Larger units sell for lower 
rates as indicated by the sale of a 444 square metre 
unit for $687,000 recently in Reichert Drive and a 
537 square metre unit on Brisbane Road for $1,117 
per square metre.

At the northern end of the Gold Coast the market 
in Upper Coomera and Helensvale has been fairly 
active with units sold in the region of $1,600 per 
square metre. The market in Nerang appears to 
be quiet, however, this is more the case of limited 
stock available for small investors.   Burleigh Heads 
generally offers older units and recent sales of units 

for $176,000 to $320,000 reflect $1,600 to $1,900 
per square metre on the floor area.

For buyers hoping to own brand new units, the 
opportunity to buy will be limited by the asking price 
of $2,000 and above per square metre. A complex 
at Helensvale completed a few years ago is priced at 
this level but prospective buyers are still reluctant 
or too cautious to pay the asking prices, considering 
that there are near new units available for sale 
at cheaper prices.   Nevertheless, we expect this 
stock to be taken up sooner or later as the existing 
properties are sold.  

In the first quarter of 2015, significant industrial 
sales include a standalone property at Sinclair 
Drive, Arundel for $3,485,000 and several other 
sales in the Yatala Enterprise Area. These include 
a double block with two buildings and plenty of 
hardstand in Motorway Circuit for $5,060,000, an 
older standalone sheet metal clad building at Lions 
Park Industrial Estate for $1,260,000 and another 
industrial building at Link Drive, Yatala Central Park 
for $2,400,000.  In addition, there is a potential 
sale of a new investment property in Yatala for 
$3,210,000 but this will be confirmed in our next 
issue.

These sales indicate that the market is generally 
strengthening and moving forward.  However, 
achieved rental levels have been stable while 

outgoings have increased.  This situation is resulting 
in analysed market yields falling under 8%.

Sunshine Coast
The entry level market on the Sunshine Coast for 
industrial property is not defined by location.  Rather 

it is typically defined by product type and price point.  
This is generally considered to be industrial strata 
titled units of less than 400 square metres and less 
than $600,000 in price.

This market has been dominated over the past 18 
months by owner occupiers who are again showing 
increased demand for this type of space.  There are 
few investment style properties available in this 
segment of the market with returns being well below 
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what an owner occupier will pay based on their 
specific needs.

Supply levels in the major estates 
for this type of product have 
diminished in that time with value 
levels increasing primarily in Kunda 
Park, Kawana and Caloundra West.  
The Noosa area has also seen some increases in 
values, though this has been more over the past six 
to nine months.

The lower level investment market typically is for 
stand alone sheds around the $1 million range.  Sales 
of this type of property have a mixture of strong local 
or national style tenants on three to five year lease 
terms with yields typically around 7.5% to 8.5% 
depending on the quality of the lease covenant.

Overall rental levels have improved slightly in the 
major estates due to supply of vacant sheds being 
taken up mainly by owner-occupier purchase.  This 
has increased competition for good quality space 
among potential tenants, which is increasing rentals 
slightly in these areas.  

There is still a fundamental oversupply of vacant land 
primarily located at Coolum, Bells Creek and Noosa, 
which will keep overall value increases restrained 
within this market.

Hervey Bay
There is very little supply of industrial investment 
stock available for entry market investors to consider.  
The majority of the sales in Hervey Bay are to owner 
occupiers at rates ranging from $700 to $1,900 per 
square metre of main floor area.  These rates apply 
to strata unit stock that range in size from about 150 
to 500 square metres.  

As a consequence of low rental rates and one to two 
year initial term agreements, investment stock that 
is available generally has a price expectation of 7.5% 
to 8.5% with vendors attempting to recover costs.  
Market yields are however currently in the range of 
8.5% to 10%.  The attraction of Hervey Bay property 
is its generally low price range with most sales 
occurring below $800,000.  

With few drivers, the industrial market is likely to 
remain stagnant over the next 12 months.  Owner 
occupiers will most likely continue to be the most 
active in the market.  Rental rates are likely to remain 
low due to strong competition between landlords 
to attract a tenant with very attractive terms and 
incentives on offer.  Low rental rates are currently 
negatively impacting returns for investors and until 
rental rates increase, investment property lacks 
appeal.  Some investment activity may be generated 
from prospective tenants looking for developers to 
purpose build with rental rates negotiated prior to 
entering into any agreement.

Bundaberg
Flooded industrial property offers an entry level 
for the Bundaberg industrial market in the circa 
$200,000 price bracket for those prepared to take 
the risk.  Also available are a number of community 
titled industrial properties that experienced minor 
flooding in 2013.  Yield rates in this price bracket 
have the potential to be skewed by the increased 
presence of owner occupiers.  Industrial yield rates 
in Bundaberg generally range between 8% and 10% 
for entry level properties.  Buyers should investigate 
the amount of outgoings as they can significantly 
impact the yield rate for entry level property. Tax 
depreciation benefits and the prevalence of rental 
incentives in Bundaberg should be investigated.

Gladstone
Similar to the Rockhampton industrial market, 
this sector for the past twelve months has been 
dominated by the owner occupier market, with few 
active mum and dad investors. The low interest 
rates, higher vacancies and softening prices have 
encouraged owner occupiers into entry level 
properties, leaving little investment opportunity in 
the market. 

There are very few opportunities in the current 
market for tenanted sheds given conditions in the 
Gladstone industrial market. The downturn in the 
local mining industry has resulted in small mining 
related businesses closing their doors, leaving small 
sheds vacant and difficult to lease. Given lack of solid 
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sales evidence over the past 12 to 18 months, it is 
difficult put a finger on an exact price point for this 
buyer type, however we would estimate this to be sub 
$750,000. 

First timers should be wary of 
vacant premises in the current 
market. 
If the property is vacant, investors should have 
strong consideration for the lettability of the 
property  -  is the property well located? Would it 
suit a variety of tenants?  Is it easily accessible? 
Would any money need to be spent to attract 
tenants? Is the anticipated asking rental acceptable 
in the current market?  If the property has a tenant, 
investors should be looking at the security of the 
tenancy - is there a formal lease in place or is it an 
informal arrangement? Is the tenant likely to stay? 
Is the tenant reliant on the mining industry? Is this 
an established business that was around prior to the 
recent market peak or is it a start up business?

We anticipate that given few investment 
opportunities, there is likely to remain reasonable 
demand for any tenanted property that may come 
onto the market. With current sentiment around 
market conditions, we would anticipate buyers for 
entry level investment sheds would still demand a 
higher return on investment of up to 10%.

Rockhampton
The entry level industrial sector in Rockhampton has 
been dominated by owner occupiers over the past 
couple of years, with many tenants making the most 
of low interest rates and the affordable price bracket. 
There has therefore been significant competition for 
mum and dad buyers looking at this property sector 
for investment purposes. Sales of entry level sheds 
generally fall within the $300,000 to $500,000 
price bracket in the Rockhampton area and given 
the lower price point, investors will generally accept 
a lower yield of around 7.5% to 8.5%, with variance 
depending on the age and quality of the building and 
the length of time remaining on the lease. 

Properties with sheds at this price point are mostly in 
light industrial areas just outside the Rockhampton 
CBD, along Alma Street, Denison Street and Kent 
Street. Entry level light industrial sheds on the 
north side are mostly located within areas of Park 
Avenue and Kawana. These locations are ideal 
for first time investors within this market as they 
are generally established precincts with similar 
surrounding uses. First timers should also have 
consideration for the zoning as some entry level 
sheds can be located within a residential zoning and 
not industrial or commercial zoning. This can cause 
some complications if intending to redevelop at a 
future stage and as part of their due diligence, first 
timers should contact the relevant local council for 

information on the Town Plan and conforming uses 
within the zoning. Additionally, if the property is 
vacant, investors should have strong consideration 
for the lettability of the property -  is the property 
well located? Would it suit a variety of tenants? Is it 
easily accessible? Would any money need to be spent 
to attract tenants? Is the anticipated asking rental 
acceptable in the current market?  If the property 
has a tenant, investors should be looking at the 
security of the tenancy  -  is there a formal lease in 
place or is it an informal arrangement? Is the tenant 
likely to stay? Is this a long standing business or a 
start up? 

There are few tenanted investment sheds at this 
price point available for sale in the current market, 
with most available being vacant. We anticipate the 
market will continue with this trend while interest 
rates remain low and supply and demand continue at 
a steady pace.

Mackay
The industrial property market across Mackay has 
faced a challenging time since mid 2012. This is due 
to a softening coal industry which has affected local 
businesses. 

The coal industry is the major customer for a large 
number of industrial service businesses in Mackay. 
Paget is the main industrial estate for the city 
and accommodates a huge variety of businesses, 
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from mum and dad operators through to large 
multinationals. 

On the back of this subdued confidence and the 
uncertain times ahead for a number of businesses, 
investors have become cautious in purchasing 
industrial assets in the region.  They are still active 
in the market however at much lower numbers in 
comparison to 2011 and 2012 when the market was 
stronger. 

The typical metrics for investors still apply. They 
are long lease terms with strong lease covenants, 
strong tenant and a sufficient level of bond or bank 
guarantee. Investors are also closely watching rental 
levels. There is presently a significant amount of 
vacant industrial warehouse or workshop space 
available which increases the risk of rent reductions 
in the short to medium term.  

The market is currently being dominated by owner 
occupiers taking advantage of record low interest 
rates and a softening market to secure properties 
for their businesses. However these buyers are 
seeking properties at values less than $1 million. Self 
managed superannuation funds are the preferred 
vehicle for owner occupiers to purchase. 

The industrial investment market is unlikely to 
improve while the uncertainty in the future direction 
of the market remains. 

Townville
Townsville’s entry level industrial market generally 
falls within the $300,000 to $750,000 price bracket.  
The majority of product in this sector comprises 
older style freestanding warehouses, smaller semi 
modern office and warehouse and strata tilted units.

Entry level investment properties are generally 
located within the Garbutt, Mount Louisa and 
Aitkenvale industrial areas. The $300,000 price 
entry will likely yield industrial units in the Garbutt 
and Mount Louisa areas.  This type of property 
can be attractive to investors due to the simple 
investment parameters such as a single tenancy and 
low capital expenditure.

Price entry for freestanding industrial property is 
generally dictated by the size of the land and the 
quality and size of the asset.  Freestanding entry 
level of around $500,000 is typically a sub 2,000 
square metre land component with a sub 300 
square metre asset (depending on age and quality of 
improvements).  

Over the past 12 months the sub $1 million price 
bracket has been the most active sector.  This is 
generally a more affordable price bracket for owner 
occupiers and investors and a more broadly traded 
market sector than the over $1 million market.

Cairns
The industrial sector in Cairns is relatively small with 
areas close to the CBD showing the stronger demand. 
Though we now perceive the industrial market to 
be entering a recovery phase, industrial property 
development remains slow. 

Improved industrial property sales also remain 
slow at levels well below the 2007 peak, with prices 
steady. Commercial agents advise limited availability 
of good quality stand alone warehouse stock with 
slow to reasonable demand. Strata titled industrial 
warehouses are also limited in number to either sell 
or lease with similar limited demand. However rents 
have recently begun to claw back some lost ground 
as the economy has slowly improved. 

The vacant industrial land sale market is especially 
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quiet with limited sales activity. The median vacant 
industrial land price in Cairns peaked at $295 per 
square metre in 2009, but has been around $200 
to $250 per square metre for sales over the past 
four years. Our overall assessment is that industrial 
land is adequately supplied for foreseeable levels of 
demand.

The entry level market is typified by 100 square 
metre strata titled sheds which sell in the range from 
$125,000 to $150,000 depending on location and 
age.

There is limited quality investment stock available 
for purchase in the Cairns market. This will tend 
to support values for well leased properties over 
the short to medium term. The market has been 
gradually consolidating to the start of recovery 
stage and the immediate outlook is for further 
consolidation and improvement in the year ahead. 
A lack of new stock should see availability tighten 
as we move through 2015. A recovery in the vacant 
industrial land market in Cairns will continue to 
depend upon more widespread recovery in the local 
economy which appears to be underway.
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Darwin
The “eye” Charles Darwin Centre Tower external 
building envelope is almost complete and has been 
universally acknowledged as a great design and one 
Darwin can be proud of. Well done to all the Paspaley 
and project teams involved. 

We have previously discussed the rising commercial 
vacancies, the limited demand and the impact of the 
largest space user, the NT Government, relocating 
to Charles Darwin Centre. Ground level retail and 
commercial tenancy vacancies are increasing at an 
alarming rate. Landlords need to be realistic and 
meet the market. The solution in a tough market 
is short term leases to achieve a cashflow but with 
the opportunity to achieve higher rents when the 
market turns. For lessees we suggest a wait and see 
approach because rents and incentives will become 
more enticing.
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Perth
Broadly speaking, there has been a softening in 
conditions across all industrial asset types in Perth 
and reduced interest in this type of property overall.

In the 12 months to December 2014, 56 properties 
were sold, down from the previous 12 months total of 
205 and down on the five year average of 135.

In the 12 months to December 2014, approximately 
58% of the total value of industrial properties 
reported transacted in Perth were valued in the 
range of $1 million to $10 million. Over the same 
period, $111 million worth of reported transactions 
occurred in the north precinct, accounting for 32% of 
industrial sales. In the year prior, the Core recorded 
the highest value of transactions, worth $286 million. 

The Trust purchaser category was the most active in 
the investment market for the year ended December 
2014, purchasing 30% or $104 million of stock 
reported sold, followed closely by private investors at 
25% ($88 million). For the mum and dad investor (i.e. 
in the sub $2 million bracket), this sector carries with 
it the most amount of risk. Low interest rates, recent 
completions of developments and a weak resources 
sector have led to an increase in vacancies. Some 
tenants are taking advantage of low interest rates 
and higher vacancies to become property owners. 

While transactions are still occurring there is 
however likely to be some adjustment in vendors’ 

expectations throughout the remainder of 2015, 
especially in light of the downturn in the resources 
sector.

There is a notable decline in achievable rental values 
across both primary and secondary industrial asset 
types. If yields remain unchanged, this could lead to a 
softening in overall values.

Despite the declining interest rate environment, 
there hasn’t been any noticeable decline in yield 
improving ICR.

Prime assets continue to show the strongest yields 
with a clear disparity between yields for primary and 
secondary assets.

Industrial vacancies are becoming an increased risk 
and particular emphasis must be placed on tenant 
risk in considering any acquisition. Approximately 
127,000 square metres of industrial space was leased 
in the 12 months to December 2014.  This is down on 
the year prior (393,428 square metres) and down 
on the five year average (391,896 square metres). 
The number of leases transacted in the 12 months 
to December 2014 totalled 31. By comparison the 
12 months to December 2013 recorded a total of 89 
reported leases.

There is clearly a differing perception of the risk 
versus return equation (i.e. yield) between certain 
market participants (private individuals and self 
managed superannuation funds; syndicates; private 

investors; and  institutional investors).

This has resulted in some abnormal yields being 
reported.

Examples of prime yields (all leases backed by 
Coles Group): 

Address Suburb Date Purchase 

Price

Initial 

Yield

15 Ocean Keys Bvd Clarkson Jul-14 $5,425,000 6.11%

Lot 1 Jacaranda Dr Tom Price Dec-14 $5,650,000 9.89%

197 Warwick Rd Duncraig Apr-14 $7,010,000 6.27%

5 Settlers Ave Baldivis Dec-14 $7,900,000 6.04%

Versus yields for more generic backed leased 
properties

Address Suburb Date Purchase 

Price

Initial 

Yield

Unit 11, 162 Wanneroo Rd Tuart Hill Jun-14 $315,000 10.07%

120 Wellington St Mosman Park Nov-14 $1,185,000 7.34%

149 Oxford St Leederville Nov-14 $4,620,000 5.11%*

31 Egerton Dr Aveley Oct-14 $12,750,000 7.19%

Unit 11, 238 Walter Rd Morley Dec-14 $2,150,000 7.67%

*High underlying land value – potential mixed use 
redevelopment site.
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The table below is a cross section of industrial yields 
across value sets. 

Address Suburb Date Purchase 

Price

Initial 

Yield

1/88 Briggs St Kewdale Dec-14 $385,000 6.47%

1/10 Dillington Pass Landsdale Oct-14 $505,000 6.89%

2/50 Mordaunt Cct Canning 

Vale

Oct-14 $595,000 6.05%

8/10 Franklin Ln Joondalup Jan-15 $660,000 6.31%

5/1 Dellamarta Rd Wangara Nov-14 $750,000 6.98%

42 Cooper Rd Cockburn 

Central

Aug-14 $775,000 7.10%

90 Ewing St Welshpool Dec-14 $1,210,000 6.45%

28-30 Panton Way Greenfields Nov-14 $1,800,000 7.50%

30 Wheeler Street Belmont Sep-14 $3,950,000 7.45%

17 Inspiration Dr Wangara Aug-14 $6,200,000 8.41%

17 Truganina Rd Malaga May-14 $6,750,000 7.70%

74 McCoy St Myaree Nov-14 $11,500,000 7.25%

It is evident from the above table that there is a 
strong correlation between quantum of value and 
yield expectation. 

What drives yield? – Measure of Risk.
• Location;
• Physical attributes;
• Tenant Risk.

Yields for commercial and industrial properties 
softened (i.e. increased) post-GFC however have 
tightened significantly in the past 12 months for 
prime assets. The same cannot be said for secondary 
assets.

Divergence of yields for certain asset classes.
Some industrial investment properties suitable for 
the mum and dad investor are showing yields in the 
5% to 6% range. This has not been seen since late 
2007 and early 2008. This is attributed to the buyer 
type and limited return offered on cash investment 
(five-year Australian bond rate is 2.03% while the 
ten-year bond rate is 2.73%).

Thus, for mum and dad investors, while the returns 
are better than you would get at the bank, don’t 
expect the yield to be reflective of the risk currently 
prevalent in this market. 

South West WA
The industrial market in the south-west has been 
relatively quiet for the past 12 months with business 
confidence remaining relatively weak. The lower 
Australian dollar is good news for exporting 
manufacturers however businesses involved in 
importing goods will be doing it tougher. On the 

whole there has been very little activity in the 
industrial sector. There are very little available 
industrial sheds suitable for entry level mum and 
dad investors in any of the industrial areas in the 
major south-west centres. We are generally looking 
at properties below $800,000 and in localities where 
there is a large enough population to provide a 
market for the area.

The Busselton industrial market remains tightly held 
and there is very little opportunity here for mum 
and dad investors given the relatively high values. 
Any opportunities that exist in this range would be 
older industrial units in secondary locations. The 
larger industrial areas in Davenport (Bunbury) is 
considered to be more affordable and also have a 
greater population to service however this locality 
is considered to have taken a hit with increasing 
vacancies, lower rents and softening cap rates. 
Without any major new projects in the region it is 
considered unlikely that conditions will improve 
during 2015. The prospect for capital growth is 
therefore limited in the short term.

The Vasse Light Industrial Area took a long time 
to get going but now with the new residential 
subdivision stages opening close by, the population 
in the locality is now considered large enough to 
support smaller businesses becoming established 
in the industrial area. This is the area to keep an eye 
on as further development will bring more life to the 
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well located industrial area. There is however a lack 
of supply of smaller strata titled office factory units 
which tend to get snapped up by owner occupiers 
very quickly. The same is the case in Dunsborough 
however there a number of units here that are 
smaller and therefore more expensive from a rate 
per square metre basis but more affordable overall. 
These two areas would be worth taking note of for 
entry level investors with the opening up of further 
residential stages nearby which will supply a larger 
market for these industrial areas and therefore 
potentially some capital growth going forward.
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Overview
The prestige sector is a market leader with many 
localities around the nation carefully watching 
the performance of their most costly real estate. 
By tracking confidence in the expensive holdings, 
you may well get a heads-up on where the rest of 
the property market is heading in your area. Our 
residential team have put together a great overview 
of prestige property, and have also shared a few 
recent sales that should turn your head.

Sydney
The prestige residential market in Sydney for both 
units and houses is generally defined as properties 
with values in excess of $3 million.

Prestige properties tend to be located either within 
the eastern suburbs and eastern beaches, lower 
and upper North Shore, northern beaches, some 
waterfront localities in the southern suburbs and the 
larger rural residential estates to the north-west of 
Sydney.

Over the past 12 months, the 
prestige market has shown very 
early signs of market recovery with 
an evident minor increase in both 
buyer interest and transaction 
activity.

We would consider this is reflective of a general 
perception that the bottom of this market has 
been reached, combined with improvements in the 
share market, the implementation of the Significant 
Investor Visa and cheaper Australian dollar.  
Confidence in the prestige market is slowly re-
emerging with moderate signs of a market recovery.

While we note the official cash interest rate was 
reduced to 2.25% in February 2015, a new record 
low, we consider interest movements have less 
impact on prestige residential market performance.  
More significant drivers of the prestige market 
include the state of the equities market, stability in 
global economic conditions, levels of business and 
consumer confidence and overall business conditions 
and the value of the Australian dollar.

Over the past six to eight months, the market 
for prestige dwellings has shown early signs of 
strengthening, with increased sales activity and 
selling agents indicating ongoing strengthening in 
demand.  Combined with the impact of the weakened 
Australian dollar, there appears to be early signs 
of market strengthening flowing into the prestige 
apartment market.

Market activity for 2015 is yet to reach the records of 
2014. Recent reported high profile sales include:

Villa Del Mare, 63 to 67 Wolseley Road, Point Piper 
sold in October 2014 for $39 million by Julia Ross 
to a Chinese businessman after around three 

years on the market. This near 1,500 square metre 
non-waterfront site improved with a 6-bedroom, 
8-bathroom high calibre Mediterranean style home 
featuring expansive harbour and CBD views and 
car accommodation for eight cars, was recently the 
focus of Treasurer Joe Hockey, when he reportedly 
announced in March of this year that this purchase 
was in contravention of the current foreign 
ownership laws and announced the forced sale of the 
property.  An update of the outcome of that action is 
yet to be reported.

112 Wolseley Road, Point Piper sold in June 2014 for 
$37 million. This near 783 square metre absolute 
harbour front site is improved with a high calibre 
recently redesigned contemporary home providing 
5-bedroom, 7-bathroom accommodation with parking 
for four cars.  Featuring expansive harbour and CBD 
views with grounds including a private jetty, this 
home was sold by the accused murderer Ron Medich 
and was originally listed for sale in 2011 for $55 
million.

Prestige Units
Prestige units tend to be located within the eastern 
suburbs and eastern beaches, lower North Shore and 
CBD and fringe CBD locations.  Demand for premium 
apartments is largely driven by overseas buyers and 
empty nesters seeking to downsize from the family 
home which is typically also from within recognised 
prestige locations.
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With the weakness in the prestige dwelling market 
during post GFC and up until early 2013, these 
empty nesters had been unable to secure a premium 
price for their existing prestige homes and there 
was a subsequent reduced demand in the prestige 
apartment market. Demand from overseas investors 
for off the plan property that complies with overseas 
investor requirements and a general recovery has 
seen an improvement in the prices achieved for 
prestige units.

Highlights of this market include the sale of a 
penthouse in Elizabeth Street with north views over 
St Mary’s to the park and the main harbour, with four 
bedrooms, five bathrooms, private pool, terraces and 
four car accommodation at $12,365,000 in late 2014.

Greater Sydney
Prestige property in greater Sydney is found 
traditionally to the north-west in the Hills District.

We have seen some record sales for rural lifestyle 
properties in suburbs such as Glenhaven, Dural 
and Kenthurst where acreage allotments allow 
the construction of large high quality dwellings 
with resort style ancillary improvements including 
fully arable acres, tennis court, pools and outdoor 
kitchens and in some cases horse facilities or 
ancillary workshops. 

These lifestyle buyers are generally from the local 
suburban districts are are looking to upsize but stay 
close to familiar services and schools. Lower finance 

costs and a strong demand for single dwellings allows 
the buyer the opportunity to upgrade.

As an example there have been in excess of ten sales 
of acreage properties in Dural in the past 12 months 
in excess of $3,500,000 and three reported sales 
in Castle Hill in excess of $3 million of substantial 
dwellings on parcels up to 2,200 square metres in 
2015 alone.

Of particular interest is the $9 million sale of a 
substantial size dwelling in adjoining Glenhaven 
on a rural lifestyle block in late 2014.  This fully 
furnished property complete with 1.9 hectares of fully 
landscaped grounds, indoor pool and three levels of 
accommodation has set a record for the region and 
shows an improvement in the demand for this scale 
of property with the previous recorded sale of this 
home being $5,300,000 in early 2011 with minimal 
updates to the property since.

To the south-west, those looking for prestige 
property are generally looking within the Denham 
Court and Mount Vernon localities with the prestige 
market in this region considered in excess of $2 
million.  Offering similar scale improvements to that 
found in the Hills district, these areas are within 
easy commute to the M7 and in demand from the 
surrounding market looking to upgrade locally.

Research indicates there have been three sales in 
Denham Court over $2 million since September 2014 
of one hectare (2.5 acre) holdings.  Nearby Mount 

Vernon has seen three sales in the Capitol Hill estate 
greater than $2 million and two vacant land holdings 
in the estate have achieved over $1.1 million (all on 
one hectare holdings) in the previous 12 months.

Summary
The Sydney prestige residential market, while highly 
visible and widely reported by the media, does not 
generally provide any significant indicator as to the 
state of the general residential market, with the two 
markets moving in different cycles and influenced by 
different drivers.

While we consider the general residential market and 
the prestige residential market have limited influence 
on each other, we do consider that emerging levels of 
confidence in the prestige market, such as increasing 
transaction numbers (including increasing number 
of trophy home sales) do provide a level of perceived 
comfort and underlying confidence to the overall 
state of the overall Sydney residential market.

Given there has been some gathering momentum 
in transaction volumes in this market sector with a 
corresponding reduction in stock levels and an array 
of super prestige trophy homes transacting, we 
would expect that 2015 should show a maintained 
cautious optimism and confidence in the prestige 
market and further tempered recovery.

With possible further weakening in the Australian 
dollar and the possibility of additional interest rate 
cuts (generally impacting the lower end of the 
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prestige residential market), there may be scope 
for increased demand from overseas purchasers 
(including expat purchasers) and further interest 
from local high net worth buyers.

The remainder of 2015 could be an interesting year 
and we will be watching to see what record tumbles 
and where.

Canberra
Canberra’s top end real estate market comprises 
standard housing on large blocks in the inner 
northern and inner southern suburbs. The price point 
for prestige housing starts at $2.5 million. Lakefront 
units and townhouses located in the inner northern 
and southern suburbs make up the prestige unit 
market. Prestige units start at around $1.5 million.

The prestige residential market has 
seen strong capital growth over 
the past ten years. 
More recently, the market has remained stable. At 
present agents are reporting strong buyer enquiry 
and an increase in sales activity. There is currently 
good stock levels on the market giving buyers more 
choice, however fairly priced properties generally sell 
in a short time of between six and eight weeks. 

Generally well located properties in the inner 
northern and inner southern suburbs have 
performed well with a number of recorded 
transactions over the $3 million mark occurring in 
recent months.

Noted sales include:

3 Rous Cr, Forrest, $3.4 million in November 2014  
-  
A two-level, circa 1929, conventional style, brick, 
4-bedroom, 4-bathroom dwelling, extensively 
extended and renovated in 2012 with high quality 
inclusions, ducted air conditioning, internal 
passenger lift, established grounds, outdoor kitchen, 
in ground pool, pool house with bathroom facilities, 
and a three car built-in garage. The living area is 404 
square metres with 16 square metres of outdoor area 
and 135 square metres of car accommodation. It is 
located opposite parkland on land area of 1,359.3 
square metres.

5/17 Trevillian Quay, Kingston Foreshore, $2.75 
million in August 2014  -  A circa 2012, two-storey, 
contemporary style, concrete tilt slab, 3-bedroom, 
3-bathroom unit with a northerly aspect, ducted 
reverse cycle air conditioning, quality inclusions such 
as stone benchtops, balcony with very good lake 
and mountain views, and four car detached garage.  
Living are is 276 square metres with 36 square 
metres of courtyard space.

149 Mugga Way, Red Hill, $3.4 million in 
September 2014 - A two-level, detached, circa 
2014, 5-bedroom, 3-bathroom, brick, contemporary 
style dwelling, recently completed with high quality 
inclusions, internal lift, intercom, ducted vacuum, 
underfloor heating, established landscaping with 
circular drive, external storage and a six car garage. 
The living area is approximately 502 square metres 
with land area of 2,044.5 square metres. The 
property is located at the southern end of Mugga 
Way, backing onto Hindmarsh Drive.

The majority of occupants are owner occupiers and 
the market is also bolstered by the diplomatic and 
embassy housing precincts. The prospects for the 
prestige market are for stable capital growth in the 
short term.

Illawarra
Within the Illawarra, oceanfront is the dominating 
feature when it comes to the top end of the 
residential market. Whether a property has direct 
access to it, is situated on a cliff above it or has 
extensive views of it, it will be accompanied by a 
price tag in the upper end of the market. Prestige is 
considered in many punters’ eyes as over $1.5 million 
these days.

Suburbs on the northern beaches from Stanwell 
Park down to Woonona often provide sales at the 
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top end of the Illawarra market. A great example of 
this is the sale in Stanwell Park in the past month 
of an architect designed multi level contemporary 
residence for $3.69 million. With the beach as part 
of its land, close to Sydney and in the most sought 
after pocket in the north of the Illawarra, this truly 
represents the upper level, and indeed is the highest 
price paid in the suburb.

In Wollongong itself, Cliff Road continues to be an 
enviable address with houses and units enjoying 
ocean views and the close proximity to northern 
and city beaches, the Belmore Basin harbour and 
the CBD. Units on Cliff Road regularly top the $1 
million price point and the number of transactions 
has been buoyed in the past 12 to 18 months by new 
developments and a reassuring low interest rate 
environment.  Stand alone houses are very rarely 
traded on this strip.

Further south of Wollongong and the criteria for 
premium property is the same. Suburbs and towns 
such as Shellharbour, Barrack Point, Kiama and 
Gerroa/Gerringong continue to provide the highest 
level of sale prices for properties that feature the 
ocean as a backdrop. 

Further south, the rural hinterland pockets are often 
sought after, mainly as a retreat market within two 
hours of Sydney and we are again beginning to see 
some activity at the higher end here, albeit thinly 
traded. 

However instead of direct ocean views, these 
properties tend to be rural acreage sites featuring 
quality dwellings. Areas such as Berry, Jamberoo, 
Knights Hill and Avondale all offer properties towards 
the top end of the market.

Overall, demand in the top end of the market 
has slowly strengthened over the past two years 
and properties over the $1.5 million mark are 
experiencing some greater interest due to higher 
confidence and a favourable interest rate climate. 
There is still a large influence on this upper end from 
cashed up Sydney buyers due to easy accessibility 
and relative affordability. This is true in all sectors 
of the upper end of the market.  However we have 
seen it evaporate reasonably quickly in past times 
when the economy tightens due to increasing 
interest rates, declining confidence and higher 
unemployment. 

Southern Highlands 
The Southern Highlands and Wollondilly residential 
property markets have been strongly improving over 
the past 18 months. This increasing trend in prices 
is most apparent in the lower price bracket (under 
$1,200,000). There have been marked increases in 
both volume and value across all of the townships 
and villages of the Southern Highlands. Our 
conversations with local real estate agents confirm 
increasing enquiry rate and market activity. For the 
year ahead, we anticipate this trend to continue. 

The prestige residential property market in the 
Highlands has been fragile over the past several 
years, with more recent sales showing in some cases 
a heavy markdown over what the asset previously 
traded for. It is fair to say that activity in this sector 
is now increasing off a low base. The majority of 
the upper end properties are located in the main 
townships of Bowral, Mittagong, Burradoo and Moss 
Vale and comprise up to 3 hectares of curtilage, 
priced from $2.5 million to $5 million. There is also 
the rural/residential lifestyle market, with properties 
situated on the perimeters of the townships and 
hamlets of Glenquarry, Kangaloon, Robertson, 
Berrima, Sutton Forest and Fitzroy Falls. Ranging in 
price from $3 million to $7 million, these properties 
are generally on larger land holdings from two to 80 
hectares. 
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With respect to trophy sales, a property in Bowral 
known as The Rift sold in October 2014 for $5 million 
to an eastern suburbs buyer. Situated on 2.7 hectares 
of park-like grounds it comprises a magnificent 
meticulously renovated Italianate manor house 
dating from the 1890s with a detached 6-bedroom 
home (previously used as the Manor Coach House). 
The Rift operated as a guest house between the 
1920s and 1930s and accommodated notable 
residents such as the virtuoso operatic soprano 
Dame Nelly Melba. During the 1940s and 1950s it was 
occupied by a series of boarding schools and during 
the second World War, the School House was used as 
a temporary location for the Junior School of Rose 
Bay Convent.

Also sold in October 2014, Aberdeen Estate achieved 
$4,650,000.  The property is located at Fitzroy Falls 
on 44 hectares (110 acres) and is a large 5-bedroom, 
6-bathroom, semi-modern residence with high 
quality finishes and featuring an indoor pool, tennis 
court, small vineyard, barn, ornamental lake and 
manicured grounds.

The prestige market is heavily influenced by the 
fortunes of the Sydney prestige property market. We 
are expecting this sector to remain steady or perhaps 
increase slightly throughout 2015.

Newcastle
Everyone has that dream home in that dream 
location that they one day hope to live in. Where is 
it in the Hunter that we may strive to live once the 
Lotto fantasy hits? The answer to that question 
is varied but likely to include suburbs such as 
Merewether, The Hill, Bar Beach, Cooks Hill and inner 
city Newcastle. If standard residential is not quite 
your cup of tea you could always look for somewhere 
like Burwood Road in Whitebridge. These properties 
(or estates in other terminology) seemingly have 
above average living areas and larger than standard 
land areas many of which have breathtaking ocean 
views. You may even find a famous neighbor or two if 
you are lucky.

So how much do you need in your pocket to enter 
this prestige end of the property market?  Entry 

level prestige (if there is such a thing) would be 
classified as around $1.75 million and over. Over the 
past ten years in Newcastle there are just a handful 
of properties that have sold for over $3.5 million. 
So that really gives you an indication of the target 
window for prestige property. Central Coast prestige 
properties generally transact higher than these 
thresholds which is likely a combination of some 
pure beachfront homes, of which Newcastle does 
not really have any, and also a closer proximity to 
Sydney.  Compare this to prestige properties located 
in one of Sydney’s top suburbs where an entry level 
price of around $5 million can be expected.

The prestige property sector is performing strongly 
(with caveats) although is characterised by a market 
which is tightly held with few offerings available for 
sale. In March an old knock-down on 800 square 
metres opposite Bar Beach fetched $2.66 million 
which was well above the auction guide of over 
$2 million. The property hasn’t been maintained 
adequately in a number of years and will most 
definitely be knocked down to make way for either 
several units or a large prestige dwelling. This result 
exceeded all expectations but highlighted the tightly 
held nature of the area and scarcity of supply aligned 
with low interest rates.

It’s very difficult to summarise the prestige 
market given the lack of available properties for 
sale resulting, as it must, in a lack of transactions 
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occurring. It makes valuation very difficult. The 
questions it raises are also ones of doubt: 

• Is the lack of supply a result of vendors not seeing 
value in the market place if they are trading to 
another property? 

• Are vendors seeing the market increasing out of 
reach and therefore deciding to stay put? 

• Are they putting their resources and equity into 
cheaper investment grade property and therefore 
maintaining their existing homes?

• Are they generally taking their house and 
renovating and expanding rather than selling and 
moving?

All of these questions are difficult to answer and all 
together point to an exceptionally tightly held market 
where the seller is king and the buyer is one of a 
number of fishermen fighting with many others for 
the few fish in the pond. It is hard to advise buying 
a prestige property in this market climate without 
the buyer acknowledging they are likely to be paying 
overs unless the market keeps growing.

NSW Central Coast
The NSW Central Coast region is positioned between 
the Sydney metropolitan area and Newcastle. When 
speaking prestige property in the region, most eyes 
quite rightly turn to the beachfront locations or our 
more gentrified rural residential areas. So let’s kick 
the discussion off with the tried and true tests of the 
region’s prestige markets.

At the southern end of the coast, these areas include 
the beachside suburbs of Terrigal, Wamberal, North 
Avoca, Avoca Beach, Copacabana, MacMasters 
Beach, Killcare and Pearl Beach or if rural residential 
lifestyle properties are on the radar, then Matcham 
and Holgate are generally at the top of the wish list.

Terrigal and Wamberal are the areas that we usually 
hear about when talk of prestige property starts. 
Generally, we can associate a pricetag above the $2 
million mark for these areas. At Terrigal, a recent 
sale on the Scenic Highway is a notable one at $2.4 
million which secured a very nice rural residential 
property with a large 5-bedroom, 7-bathroom 
dwelling with servant quarters, swimming pool, 
manicured grounds and ocean views. 

In terms of units, $2.9 million was recently paid for a 
4-bedroom, 4-bathroom unit in The Star of The Sea 
complex. This is a resort style complex on a headland 
at the top of the main street.  Better than that 
though, a retired Sydney couple have recently paid 
$3.7 million for a penthouse opposite the beach. 

Next door at Wamberal, $3 million was paid for a 
renovated dwelling with 4-bedrooms on the beach 
and $1.96 million for a newish, contemporary 
dwelling in sought after McGee Avenue. Rumour has 
it though, that negotiations have been ongoing for 
a while to secure another beachfront property here 
with an $8 million purchase price being mentioned 

and another near new McGee Avenue dwelling at 
around the $2.3 million mark. 

North Avoca is next to Terrigal. To some, this is where 
the serious buyers go and we often see $2.4 million 
to $2.5 million sales here for beachfronts, but it’s not 
unusual to see much higher prices paid – such as the 
recent sale of a 6-bedroom, 5-bathroom beachfront 
dwelling at $4.25 million.

A little further south is the popular village of Avoca 
Beach. Popular with visitors and fiercely protected 
by the locals, Avoca Beach is one of the prettiest 
beaches along the coast. Again, prestige property 
is normally associated with the coveted beachfront 
strip and we note that a renovated cottage with 
4-bedrooms and 3-bathrooms sold during the year 
for $4.35 million and that a renovator’s delight 
recently sold for $2.75 million.

Further south again in the MacMasters Beach, 
Killcare and Pearl Beach areas, prices paid for 
prestige property varies a little, which we attribute 
to properties in these areas being a little more 
tightly held which leads to limited stock available at 
any one time. Owners tend to hold their properties 
a little longer and this may be an indicator of the 
type of people we see in these areas where there is 
a larger representation of weekender type houses. 
Well resourced Sydney types prefer these areas for 
reasons that include the short drive from Sydney, 
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privacy, views, refined neighbours and conveniences. 
Expect to secure prestige property toward the high 
$2 million and over in these areas. 

That essentially covers the beachside areas for 
prestige property, but for those more inclined 
towards prestige rural lifestyle property, the 
Matcham and Holgate localities are generally 
regarded as the places to go. There are of course 
pockets of prestige rural residential scattered about 
the southern end of the region, but these two areas 
are generally front of mind. In previous years, there 
have been a number of $3 million plus sales, but in 
the past twelve months, prices seem to have peaked 
at $2.3 million. 

The northern end of the region, 
that being within the Wyong LGA, 
has similar characteristics when 
prestige property is discussed.
Beachfront areas include Toowoon Bay, Blue Bay, 
The Entrance, The Entrance North and Norah Head 
while the prestige rural lifestyle areas include 
Glenning Valley, Tumbi Umbi, Jilliby and the beautiful 
Dooralong and Yarramalong Valley areas.

A well located beachfront property in Werrina 
Parade, Blue Bay, recently sold for $2.5 million and 
we are told the new owners are planning to renovate 

and extend. Another Werrina Parade beachfront 
property sold at $1.815 million. We have looked 
recently at a luxury beachfront unit at The Entrance 
North which sold for $1.8 million and while this must 
nearly be a record for the area, its appointments and 
view was recognised by the buyer. 

In years past, parts of Norah Head and Elizabeth 
Drive, Noraville were seen as the place to buy - if you 
could afford it. While that reputation may not be so 
popularly held these days, we are still seeing sales in 
this location above the $1.6 million mark for an older, 
but well maintained 4-bedroom ocean cliff-front 
property.

Further north, towards the northernmost end of the 
Wyong LGA, the benchmark for prestige property 
would have to be Gordon Avenue at Summerland 
Point. The locals would say enough said and move 
on. But for those readers unfamiliar with the 
area, Gordon Avenue has lovely frontages to Lake 
Macquarie, many of which are deepwater frontages 
and some of the housing there is awesome. A 
very nice lakefront property with 4-bedrooms and 
2-bathrooms recently sold for $1.92 million. Aside 
from the water frontage, photos of the property 
indicate the garage facing the lake was actually an 
aircraft hangar.

So far as prestige rural residential living goes in the 
Wyong LGA, we think this starts at about the $1.2 

million mark for properties at Glenning Valley, Tumbi 
Umbi, Fountaindale, Wyee Point and Jilliby. Think of 
a nicely presented larger project style dwelling with 
four to five bedrooms, double garage, possibly a pool 
and tennis court on one hectare. These are symbolic 
type properties, often with a good touch of bling. 

As we move the tempo upwards, the Dooralong and 
Yarramalong Valley areas rule the prestige property 
roost with prices well into high $2 million being 
seen over the years. But that said, there has been a 
dark cloud forming lately with talks again of mining 
commencing in the area. Let’s hope this doesn’t 
progress. Possibly as a result of the mining talk, sales 
in this category have been very limited over the past 
12 months.  

Those are the more obvious and often referred to 
prestige areas in our region, but as we drill down a 
little further and set aside the notion that prestige 
property equals the highest amounts paid in the 
region, we see that just about each suburb on the 
coast has its own place to be or prestige street within 
it. This is more often the street with the best views in 
the area, next to a lake or river or simply a street with 
a reputation inexplicably gained over time. 

Setting aside financial considerations, often we find 
that for some, moving away from one area to a more 
traditional prestige area isn’t practical, so rather 
than make the big move they will upgrade within 
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their current area. The reasons for this can vary - 
they may be comfortable in their present position, 
may have grown up in the area and are recognised 
or relied upon in the community, business reasons, 
there is an unwillingness to uproot school age kids to 
another location or just otherwise too established to 
move. 

Some examples of localised prestige markets that 
might resonate with locals as the place to be include:

Stratford Park at Terrigal with a very good range 
of quality housing and close to shopping, schools 
and beach where some streets within the area are 
commanding prices up to $850,000.  

Umina Heights where some properties obtain 
sweeping views across the local area toward the 
ocean. Over the past twelve months, we have seen 
property prices rise close to the $1 million mark. 

Steyne Road, Saratoga which has many north facing 
properties fronting Brisbane Waters. Some very 
good examples of residential dwellings with $1 million 
purchases (and climbing) becoming the norm.

Waterfronts at Koolewong, Point Clare or Tascott for 
just over $1 million.

Reeves Street, Narara for large blocks and larger 
dwellings in the high $700,000s.

East Bateau Bay where prices well over $800,000 
are regularly seen. Some of the streets we are 

thinking of include Lakin, Patstone, Burrawong and 
Harbour Streets and Bateau Bay Road.

Geoffrey Road, Chittaway Point. Lovely river or 
lakefront properties with prices also seen around the 
$800,000 mark.

Grandview Street, Shelly Beach. Adjoining the golf 
course and has the name – beautiful and affordable 
to many.   

Diamond Head Drive, Budgewoi. On the lake with a 
nice home for $750,000.

Lakefronts at Charmhaven (Panorama Avenue) or 
Lake Munmorah (Terence or Greenacre Avenues) 
for less than $700,000 with a very nice standard of 
dwelling.

Liamena Avenue, San Remo. Lakefront dwelling for 
less than $500,000.

The list goes on, but the point here is that some of 
these locations are seldom thought of as being on 
the prestige property radar in the traditional sense. 
But those living there are often seen to have made 
it not only in the eyes of the local area. For our part 
as valuers, we see that every area has its benchmark 
and for us, we rely on that in monitoring how each 
segment of the market is travelling.     

This time last year and the year before that, most 
talk centred around the first homebuyer and investor 
market that being in the sub $500,000 market. The 

prestige property had little foothold in the news 
during this time and while that is still the case, we 
have seen movement in the next market segment, 
that being between $500,000 and $1 million. The 
drivers of this appear to lie in the low interest rates, 
upward push on values from those upgrading and the 
noticeable, strong presence of Asian buyers in the 
market. 

This is yet to have a marked effect on activity 
within the prestige market in our region, but in our 
discussions with real estate agents and other sources 
of analysis, we consider this end of the market will be 
moving again shortly. How soon and how long it will 
last is not something we are able to comment on with 
any certainty at this stage. 

NSW Mid North Coast
This month we are looking at the higher end of the 
market and prestige properties along the Mid North 
Coast.

As we have noted in earlier reports this year both 
values and sale rates were starting to increase 
throughout most of the residential market along the 
Mid North Coast. However, the prestige segment of 
the market has been lagging behind with slowly rising 
sale volumes but, at best, continuing stable values 
and selling prices. This has been brought about by 
a combination of oversupply of product available 
for sale and the limited demand within this market 
segment.
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The price point for what can be considered prestige 
houses varies along the coast. Prestige properties 
in the major town of Port Macquarie are generally 
considered to be over $1 million to $1.5 million. The 
smaller towns and coastal villages tend to have 
properties over $850,000 considered to be prestige. 

We also note that one coastal 
locality, Blueys Beach/Boomerang 
Beach, continues to achieve 
above average prices of up to $2 
million for its prestige beachfront 
properties.
Prestige units are mainly located in the larger 
regional towns with Port Macquarie achieving higher 
prices than the smaller coastal towns. Once again 
there have been limited sales in the over $1 million 
price bracket, but sale numbers in this section of the 
market appear to be  increasing after several years 
of stagnancy.

Over the past five years the prestige segment 
for both houses and units has only comprised a 
small segment of the real estate market (less than 
5% of sales), and this is not expected to change 
dramatically over the next year or so.

NSW North Coast
Lismore
There is very limited evidence of a prestige market 
above $1 million within the confines of Lismore City 
and the rural townships of Casino and Kyogle. At 
best, the top end of the residential market within 
the suburbs of Lismore City would be sales in the 
$600,000 plus bracket (of which there were very 
few over the past two years), and would typically 
comprise four or more bedrooms and two or more 
bathrooms with double garage, inground pool, 
extensive landscaping on a large site with wide rural 
or urban views. They would generally be modern 
contemporary homes in the suburbs of Goonellabah 
or Lismore Heights or fully renovated heritage style 
homes within the suburb of Girards Hill, close to the 
CBD.

Residential properties within the residential zoned 
areas in Casino and Kyogle rarely sell for above 
$450,000 and are generally well established 
properties with extensive landscaping or possess 
features such as creek or river frontage. The 
surrounding rural areas may also provide the 
occasional rural residential property on a few acres 
in the $600,000 plus price bracket. Again, this is a 
relatively rare event.

Rural residential properties on a few acres within 
the surrounding rural residential zoned localities of 
McLean’s Ridges, Richmond Hill and Clunes provide 

a handful of property sales over $800,000. These 
properties tend to have extensive landscaping 
and modern residential improvements on a large 
scale and positioned to afford panoramic views of 
the surrounding rural landscape or river or creek 
frontage.  

In summary, attributes which define the high end of 
the property market within the suburban localities 
of Lismore City, Casino and Kyogle include location 
(being within close proximity of the town CBD and 
facilities), views and the quality of the improvements.  
In regard to the surrounding rural residential areas, 
defining attributes include privacy, provision of 
panoramic views, quality and useable nature of land, 
location within close proximity of facilities such as 
towns with shops and schools and the quality of the 
improvements. 

The market for prestige properties within Lismore 
and its surrounding localities is also currently slow 
and limited to high net worth individuals (which are 
not exactly in high supply). In that sense, the outlook 
is also fair to moderate.

Byron Bay $1.5 million plus / Lennox Head $1 
million plus
Both Lennox Head and Byron Bay (being coastal 
resort towns) offer a prestige unit market similar to 
that of the prestige dwelling market. Prestige unit 
developments within both of these townships are 
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generally located within close proximity of beaches 
and the CBD which generally hold high appeal and 
both townships have unit developments which crack 
the million dollar mark regularly. 

This sector after a sluggish two to three year period 
has really seen an increase in demand within the past 
six months to a year in both townships. 

The prestige market in both localities tells a lot about 
the market. When the market is in decline they are 
the first properties to become harder to sell and 
spend a lot of time on the market and when the 
market is firming (all market factors being equal) 
they generally see significant shortage and strong 
demand which in turn shows an increase in value. 

The Byron Bay market is not so much influenced 
by interest rates because purchasers in those price 
brackets generally do not have to rely on significant 
finances from banking institutions. Agents have 
reported a significant amount of purchases in 2015 
within this market have not required valuation or if 
the purchase price cannot be supported those buyers 
are financing the residual themselves.

Yamba / Grafton
In Yamba the prestige market is considered to be 
above $1 million for both houses and units. Since 
January 2014, four houses and three units have 
sold in this category. These properties are generally 
located on a canal or river or have ocean views. This 

slow but steady flow of prestige sales shows there 
is interest in the location from the capital cities with 
larger spending ability compared with the local 
market. There may be potential for capital increases 
over the next coming years due to large highway 
infrastructure work planned. Once this is completed 
access to the region from the larger populated 
northern city areas may be increased thereby 
increasing demand with limited supply.

In Grafton a prestige house is considered to be above 
$500,000. There are no units considered prestige. 
Only three houses in this price range have sold since 
January 2014. The prestige market in Grafton is 
limited.

Coffs Harbour
The Coffs Coast market is a relatively stable market 
and does not experience dramatic shifts in property 
values having a relatively low socio-economic 
base. Prestige property is considered to be $1 
million plus which has experienced low volumes of 
turnover especially since the onset of the GFC. This 
is due to the relatively low socio-economic base 
and the limited number of potential purchasers. 
A high proportion of buyers in this market sector 
traditionally are out of town purchasers typically 
from the Sydney metropolitan area looking to move 
north for better lifestyle opportunities.   

The GFC saw the out of town market dry up 
considerably which resulted in reduced values and 
lengthy selling periods, in some cases several years. 
Recent increased market activity since the federal 
election in 2013 and ongoing low interest rates has 
seen an increase in activity for this prestige market 
with several notable sales between $1.5 million and 
$7.9 million over the past 12 to 18 months. Typically 
prestige sales ($1 million plus) occurred within the 
traditional central and beachside suburbs of Coffs 
Harbour, Sawtell, Korora, Diggers Beach, Sapphire 
Beach, Emerald Beach, Moonee Beach, Mullaway and 
Arrawarra Headland. The highest of these sales was 
for a beach front home at Korora for $1.8 million. To 
the south of Coffs Harbour the rural and beachside 
localities of Repton and Raleigh have recorded 
two notable sales of $2.1 million for a 40 hectare 
property with substantial dwelling and $7.9 million 
for Dick Smith’s beachfront residence on 11 hectares.

The popular rural locality of Bellingen and Gleniffer 
have also recorded two recent sales at $1.6 million 
and $1.725 million for small acreage properties with 
modern architectural residences. 

This prestige market sector has been thinly traded 
over recent years mostly driven by out of town 
purchasers and it is pleasing to see some confidence 
coming back to this market which is a reflection of 
the wider economic climate. 
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Bathurst
It’s interesting how things have crept up around 
here in the past five to ten years. While talking to 
an experienced local builder the other day about a 
property in Bathurst that was selling for just below 
the $500,000 mark, his comment was that you could 
just about have your pick of anything for that kind 
of money. I nodded at first deferring to his greater 
experience, but then a funny thing happened. Our 
eyes rolled up searching for the back of our heads 
which then tilted slightly upwards. In an instant we 
had mentally scanned the local market assessing 
the validity of the comment. He knew his established 
benchmark needed reassessing.

In the past 12 months there have been 15 residential 
sales in Orange that were above $700,000 out of 
approximately 679 sales in total. In Bathurst that 
number was eight out of a total of 635 sales. That’s 
a market share of 2.2% and 1.25% respectively. 
This sales percentage in my opinion would also 
be representative of the share of the properties 
available in this price bracket. In my book that makes 
$700,000 the new benchmark for just about having 
your pick of anything.

Two standout sales include 39 Byng Street, Orange 
and 275 Keppel Street, Bathurst. Of the sales in 
Orange nearly all were within a tight radius around 
Cook Park. 39 Byng Street is no exception and 
is typical of the style of the area, being a fully 

renovated circa 1890 brick dwelling with 4-bedrooms, 
3-bathrooms, 2-car detached garage and in-ground 
pool on a 1,409 square metre block. This property 
sold for $1,030,000 in June 2014. Properties above 
$700,000 in Bathurst are more widely dispersed 
across the town.

Blair Athol, 275 Keppel Street is a truly unique 
property in Bathurst. It is a circa 1892 Victorian 
style dwelling with 5-bedrooms, 3-bathrooms, 4-car 
garage and extensive landscaping on a 5,085 square 
metre block. The former owner was Mr Bruce Bolam. 
He is a former Mayor of Bathurst and is prominent 
within the community, particularly commercial 
property development. He was recently awarded 
a Medal of the Order of Australia for service to the 
community of Bathurst. The property was reportedly 
sold privately last year but to date I have not been 
able to confirm the sale price with an appropriate 
level of certainty. Suffice to say, however, it is unlikely 
I will be doing many valuations where this property 
would be a useful comparable sale.
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Melbourne
Properties valued at over $3 million are generally 
considered prestige properties in the Melbourne 
market. Prestige properties located in the 
Stonnington and Boroondara area, as well as inner 
bayside suburbs such as Middle Park and Brighton 
have been highly sought after over the past year.

Suburbs to the inner east and south east of 
Melbourne’s CBD such as Armadale, Canterbury, 
Deepdene, Hawthorn, Kew, Malvern, South Yarra and 
Toorak have a high proportion of dwellings that sell 
for in excess of $3 million. Commonly referred to as 
blue chip suburbs, these are some of Melbourne’s 
earliest suburbs developed from the benefits of 
the 1850s gold rush and characterised by larger 
dwellings and small estates. Today these suburbs 
retain some of the look and feel of earlier times and 
the Victorian era, period homes, either in original 
condition or renovated, are extremely popular with 
purchasers. Contemporary, architectural residences 
are now common through these locales as dated, 
unprotected housing is demolished and replaced. The 
area is well serviced by rail and tram networks and 
retail outlets and offers a high number of prestigious 
public and private schooling options for families. This 
prestige property market continues to strengthen 
and experience upward price pressure over 2014 
and into 2015 with Chinese buyers being particularly 
active in the $5 million to $10 million segment.

The prestige apartment market through Melbourne’s 
CBD, St Kilda Road, Southbank, South Yarra, Toorak 
and Port Melbourne was stable across 2013 and 
2014. Apartments with a point of difference are 
well received by the market and are generally well 
contested by prospective purchasers. Typically 
through this segment, the buyer pool is limited 
however this can be offset by limited stock for sale at 
any given time. 

The average clearance rate in March 2015 was 
79.5%, much stronger than the 73.7% recorded last 
March. It is noted that high-priced areas generally 
achieve better results than budget suburbs. The 
market is strongly driven by international, primarily 
Asian investors, securing property within the CBD 
and the surrounding well-known suburbs with 
prestigious schools within close proximity. The 
market demand for prestige properties is currently 
very strong and more high-priced sales are 
anticipated this year. 

Since the RBA started to cut interest rates in August 
2013, the current record low interest rate of 2.25% 
has sustained housing demand for local investors, 
while the depreciation in the Australian dollar has 
continued to attract foreign investment. The low 
mortgage rate is expected to further stimulate the 
existing strong market conditions. The rates are set 
to also attract first home buyers and local residents 
with self-managed superannuation funds who are 

looking to invest. This will strongly impact the 
average housing and apartment market. 

The fall of the Australian dollar has generated 
enormous interest from foreign investors, 
especially Chinese property buyers as more 
Chinese investors want to diversify their portfolios 
and they consider Australia a safe and long-term 
investment destination. The decline in the currency 
is discounting Australian property by up to one-third 
which allows more overseas investors to capitalise 
on foreign currency to buy higher quality properties 
than their original plan.

Asian buyers are looking for properties within 
appropriate school zones and near universities. 
Within Melbourne buying property is strongly 
influenced by the zoning of the property in relation 
to the school zone requirements. Wealthy Asians and 
locals are ensuring they are within good school zones 
which are some of Melbourne’s most prestigious 
suburbs, including Kew and Toorak. This factor is 
a driver within the high end property market in 
Victoria. 

There is an increasing amount of large developments 
set to begin throughout the CBD and outer popular 
Melbourne suburbs. Foreign investment will continue 
to grow with Asian developers now developing 
these large mixed use developments with a strong 
marketing presence within China. The prestigious 
property market will also continue to grow steadily 
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with the Australian dollar declining, low interest rates 
and the appeal of Melbourne to Chinese buyers. 

Recent sales:

In early April 2015, the penthouse apartment in 
Australia 108 sold off the plan for a record breaking 
$25 million to an international businessman based in 
China;

7901/7 Riverside Quay Southbank, a 3-bedroom, 
3-bathroom apartment in the Eureka Tower sold for 
$6 million in September 2014. 

14 St Georges Road, Toorak. A Victorian mansion sold 
off market in September 2014 for $23.3 million being 
the highest priced home sale for 2014.

18-20 Shakespeare Grove, Hawthorn. Four-storey 
Avon Court with 9-bedrooms, 13-bathrooms, and 10-
car garage sold for $19.8 million in May 2014.

Ballarat
The prestige market for residential properties in 
the Ballarat area kicks in around the $1 million 
mark. At this price point there are very limited 
transactions each year. The properties in this price 
bracket are usually found in Ballarat Central and 

Lake Wendouree where most prestige properties are 
Victorian style dwellings on large allotments which 
have been updated to a high standard.  Many of the 
properties also have views of and very good access 
to Lake Wendouree. In addition to these properties 
the past five years has seen a material increase 
in demand and value of quality rural residential 
properties. Most of these properties which break into 
the prestige market are five to 50 acres in size and 
are characterised as rural lifestyle properties. Most 
of these are found on the Melbourne side of Ballarat 
and feature large dwellings with good views and 
quality ancillary improvements such as pools, tennis 
courts and shedding. These are found in Buninyong, 
Invermay, Daylesford and several hamlets between 
Ballarat and Ballan.

The sector is performing reasonably well and has 
done over the past 24 months. The distinguishing 
factor of the sector is the amount of time the 
properties take to sell which is usually six to twelve 
months. Some fickle sales and over pricing agents 
can make a fair sale price hard to distinguish for 
some properties.

The top end of the market and its health or lack 
thereof is a good barometer for the health of the 
area as it means people in the area are generating 
more money or people from outside the area with 
significant money are moving to the area.
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The next 12 months in the sector will be a period of 
consolidation. The local and global government and 
economic stability will assist the market underpin its 
growth over the past two years and give it a platform 
to grow further in the future.

An example of a prestige sale in town is 309 
Wendouree Parade in October 2014 for $2.7 million. 
It has a lap pool that runs around the entire dwelling.

Gippsland
Gippsland & Latrobe Valley
The prestige market through Gippsland is considered 
thinly traded and extremely tightly held. However, 
when available on market, a keen interest is shown as 
people will pay for location.  

Price points in Sale and Traralgon for prestige are 
considered to be $700,000 plus. For Traralgon, these 
are located close to the CBD, north and west, and 
north west. For Sale, these are located close to the 
CBD, south east and far south east rural residential.

Baw Baw Shire 
Around Warragul there have been a number of 
sales recently in the $550,000 to $650,000 range 
for residential dwellings. This seems to be the top 
bracket for this area except for extremes. 

There is a pocket of residential properties that back 
onto the golf course in Warragul that are attracting 
a $100,000 premium simply due to being in that 

location with direct access to the golf course.

East Gippsland
The prestige markets in East Gippsland are thinly 
traded at present.  These include lake front 
properties located on Shaving Point in Metung 
with few properties tightly held and seldom coming 
to market commanding prices in the region of $2 
million.  

Other locations include the Paynesville Canals with 
a few sales, but most recent sales ranging from 
$800,000 to $1,250,000.  

Further east, Lakes Entrance lake front properties 
have recently sold in the range of $800,000.  

Town localities such as Bairnsdale have prestige up 
to around $650,000 with some exceptions and with 
the best rural residential getting in the $700,000 to 
$800,000 range.

Mildura
As we approach the half way point of 2015 it is time 
to reflect on how the prestige property market is 
performing.  

The lower market segments have been performing 
well. Throughout the early part of 2015 we have 
seen stable and healthy activity in the lower market 
segment. Consequently we have seen a flow on 
effect into the middle segment as vendors in the 
lower market segment look to trade up. As such we 

have seen a stable property market up to and around 
$800,000. So how is the prestige market going?

Unfortunately, the prestige 
market is considerably slower 
than the lower and middle market 
segments. 
That being said we have not seen a decrease in 
values over the past 12 months, more so a levelling 
out. Properties above $1 million are selling if they 
are priced correctly and well presented, however 
extended selling periods of between six and twelve 
months are still common. This is a reflection of the 
limited amount of prospective purchasers in this 
price bracket. These numbers have appeared to 
decrease over recent months, especially with job 
losses in the mining sector. 

Warrnambool
The prestige residential market in Warrnambool 
is the most thinly traded market, with values for 
dwellings in excess of $800,000 and apartments 
in excess of $450,000 considered prestige. These 
properties generally comprise older pre-war 
renovated dwellings within close proximity of the 
CBD or modern architecturally designed buildings 
capturing ocean or river views. Prestige apartments 
are concentrated along Merri Street capturing ocean 
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views. Low interest rates are having little influence in 
the market with the majority of owners being wealthy 
families or individuals who do not have financial 
stress. There have been limited transactions in the 
past 12 months, with notable sales being 32 Jamieson 
Street which transacted for $1,180,000 and 60 Merri 
Street for $839,000. It is expected that this trend will 
continue for the next 12 months. 

Horsham
The prestige property market in Horsham is 
generally considered to be homes above $500,000.  
These properties are generally located in modern 
subdivisions, have river frontage or are close to 
the CBD. They are traditionally large three to five 
bedrooms modern homes with all the features or 
large older well renovated period homes. Units are 
rarely considered to be part of the prestige market. 

This prestige sector is dominated by local 
professionals and business people and remains thinly 
traded with only a handful of transactions every year. 
The demand in this sector is generally underpinned 
by local business performance and is not significantly 
impacted by small interest rate movements that 
impact the wider housing market. Other drivers in 
this sector include the urbanisation of retiring local 
farmers who seek closer proximity to services. This 
market is expected to remain static into the near 
future.
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Brisbane
We are well aware in Brisbane that the bar for 
prestige property is set exceptionally high by the 
southerners. We cannot boast about regular sales 
in excess of $10 million, but certainly residents are 
becoming more accustomed to paying decent dollars 
for the really great property.

Historically, any sale exceeding $2 million was seen 
as an impressive transaction. You could buy great 
quality homes located in our most desirable suburbs 
for this sort of coin. Things have changed up a little in 
recent years and the figures for prestige kick starters 
now sit from $2.5 million to over $3 million, with 
premium prestige property north of $5 million.

Old-money, established inner suburbs are where 
most cashed up purchasers tread. Ascot, Hamilton 
and Clayfield will have their fair share of private 
school; students, but there are less obvious riverfront 
addresses which also boost the values. In detached 
housing $2 million to $3 million will generally buy 
you a good size family home on 809 square metres 
through Ascot, Hamilton and Clayfield, but you aren’t 
getting views at those figures, unless you’re happy to 
settle for a more modest home on a smaller block – 
then a nice outlook comes with the price tag.

If you’re a rich unit buyer, then $2 million to $3.5 
million can get some extraordinarily good property 
throughout Newstead, Teneriffe and New Farm – all 

hot, hot, hot suburbs with heaps of kudos. The outlay 
will see you own 170 square metres to 250 square 
metres of living space plus outdoor areas with river 
views. Prices exceeding $3.5 million are pretty 
scarce but if you have the means, then it’s a prestige 
penthouse or large ground level courtyard unit.

A strengthening prestige sector often flags markets 
in the ascendancy and Brisbane is seeing some 
nibbles of excitement. Over the past 18 months in 
particular there’s been genuine activity in the sector. 
There were 13 sales in 2014 north of $5 million, which 
is the highest number of transactions since 2007. 
Two of those sales exceeded $10 million which is 
quite something.

The prestige sector tends to operate without 
the influence of interest rate movements with 
participants keen to buy when the our overall 
economy is bullish. In Brisbane, activity is partly 
supported by the fact that, traditionally, there’s 
been a lack of high quality prestige homes. Of late, 
however, there’s been more construction activity. 
Another move stoking the fire is the strengthening of 
lower price brackets in desirable suburbs which has 
created some inflated confidence generally, and this 
has led to more properties being listed.

We believe that, overall, activity in Brisbane prestige 
property will ease a little as the year progresses – 
coming off some of the heady numbers from 2014. 

This is not to say it’ll go cold, but more likely simmer 
along.

As for examples of recent prestige sales – our fair 
city managed to gain interest from one of Australia’s 
highest profile mining magnates. She happened to 
spend a lazy $14 million on a 3,450 square metre 
riverfront site in August 2014 which is piquing plenty 
of interest among our local property watchers. No 
doubt we’re wondering if some of the upper crust will 
follow.

Towoomba
The hype surrounding Toowoomba as an investor 
hot spot has continued to encourage growth across 
the residential sector for the start of 2015. The main 
activity in the Toowoomba market is focused around 
the sub $600,000 mark, with less activity above this 
price point. 

Prestige properties in the Toowoomba region 
generally sit around the $800,000 price point and 
above. The suburbs accommodating the majority of 
homes in this price bracket include East Toowoomba, 
Mount Lofty, Prince Henry Heights, Redwood, 
Rangeville and Middle Ridge.

There were 13 sales of dwellings in excess of $1 
million in 2013 and the same in 2014, indicating the 
thinly traded nature of this market in Toowoomba. 
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Here is an example of a recent sale of a heritage 
listed colonial dwelling in East Toowoomba which sold 
for $1.1 million. 

There have been six sales in 2015 to date, which is 
an early indication of slightly more activity in this 
sector. There have been four sales in excess of $2 
million since the start of 2014 with the most recent 
transaction setting a recent benchmark price selling 
at auction for $2.84 million.

Extended selling periods greater than twelve months 
are often required to achieve a sale, however there 
has been a recent trend of much shorter selling 
periods. 

The prestige property market in Toowoomba appears 
to be influenced by broader economic sentiments 
rather than local conditions. Interest rate regressions 
appear to have prompted an increase in activity. 

Prestige units are a very small component of the 
Toowoomba market. There are three existing 
residential towers that accommodate units over 
the $800,000 price point, these being The Parks, 
The Grosvenor and Cottesloe Crest. Traditionally, 
these have been tightly held properties but we have 
observed an increase in activity with seven sales over 
$800,000 since the start of 2013.   

The Parks

The outlook for the prestige property market in 
Toowoomba is expected to strengthen in the next 
two to three years given the low base of sales coming 
out of the post-GFC market. With increasing land 
prices across the city and increasing construction 
costs, there is opportunity for buyers to secure very 
large, established dwellings in premier localities 
at prices significantly less than their current day 
replacement cost. 

Gold Coast
Overall, the prestige market on the Gold Coast is 
tracking along okay. Market conditions improved 
considerably throughout 2014 with a number of 
high profile properties selling. We have also seen 
an increase in sale prices compared with the sales 
occurring in 2012 at the bottom of the market. 

Prestige on the Gold Coast varies from suburb to 
suburb in terms of dollar value. What is considered 
prestige in the northern corridor would be 
considered only good quality in the central areas. 

We have broken the Gold Coast down into three areas 
which can be summarised as follows:

Northern Corridor
The prestige sector in the northern corridor between 
the Gold Coast and Brisbane is limited to two estates, 
the already established Coomera Waters in Coomera 
and the developing Calypso Bay in Jacobs Well.  Both 
estates feature prestige dwellings on canal front 
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allotments with an entry point of approximately $1 
million. Presently there is no market for prestige 
units in the northern corridor. 

The prestige housing sector is starting to gain 
momentum after a long period of quiet activity. 
Agents are reporting a considerable increase in 
demand from buyers with house prices starting 
to reflect accordingly. An example of this is 59 
Westward Way, Coomera, a large, high quality, two 
storey, 5-bedroom, 4-bathroom dwelling situated 
on a 1,054 square metre allotment with a southerly 
canal aspect that sold for $1,450,000 on 6 January 
2015. The last recorded sale for this property was 
$1.25 million in August 2013. 

59 Westward Wy, Coomera

There has been considerably less sales activity in 
Jacobs Well, however the highest recent recorded 

sale of a prestige dwelling was in the Calypso Bay 
estate with 93 Marina Parade, Jacobs Well achieving 
$1.69 million on 13 June 2014. 

The current record low interest rates in conjunction 
with an increase in market conditions in the low to 
mid range of the market can be seen as contributing 
factors in the increase in value and activity in the 
prestige sector in the northern corridor. 

If market conditions remain as they currently are, it 
can be predicted that the prestige housing sector of 
the northern corridor will continue to see an increase 
in sales volumes and value. As developed estates 
such as Coomera Waters run out of vacant land, 
buyers are starting to construct more dwellings in 
the Calypso Bay estate. 

To sum up, the not too distant future is looking good 
for both of these estates. 

Central Gold Coast

The prestige market on the central Gold Coast 
has continued to strengthen from the bottom of 
the market in 2012. Properties that are receiving 
the most attention are modern dwellings built to 
a high standard in areas such as Surfers Paradise, 
Broadbeach Waters and Mermaid Beach. Sales 
activity over the past 12 months for these central 
suburbs has seen prestige dwellings selling from 
around the $2 million mark up to $7 million. 

A notable recent sale is 117 Commodore Drive, 
Surfers Paradise, which went under contract in 
March this year for $6.6 million. 

117 Commodore Dr, Surfers Paradise

The types of property demanding these high prices 
are ones that are located either on the Nerang River, 
have a wide canal frontage with a favourable aspect 
or have beach frontage, such as properties located 
along Hedges Avenue in Mermaid Beach. 

The prestige unit market on the central Gold Coast 
has also seen an increase in market activity after 
the market bottomed in 2012. Prestige units can 
commonly be found in Surfers Paradise, Main Beach 
and Broadbeach. Although the unit market is seeing 
increased activity we do notice the property still 
needs to be priced competitively to achieve a sale. 
The type of unit you would typically expect to buy 
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in the prestige market would be a penthouse or 
sub-penthouse, a unit located in a development with 
beach frontage or units that occupy a whole floor. 
Selling prices achieved during 2014 and into 2015 for 
prestige units have been around the $1 million to $3 
million mark. 

Two notable recent sales include:

• 4701/1 Oracle Boulevard, Broadbeach. This unit 
is one of the sub-penthouses in the modern 
development known as The Oracle at Broadbeach. 
The property sold in November 2014 for $3 million. 
This property was originally sold by the developer 
for $4,390,000 in October 2010.

• The Soul penthouse in Surfers Paradise recently 
sold for $7 million. The unit was stripped back to 

a shell so the purchaser could fit it out to their 
specification. The unit was initially under contract 
for $16.85 million in 2006 however this sale fell 
through.

You may ask yourself who is buying all this nice 
property? We are generally seeing a mix of overseas, 
interstate and local buyers. For new construction 
overseas buyers (especially Chinese) are still 
prominent and the interstate and local buyers are 
generally looking for property that fundamentally 
shows good value. 

Looking ahead for the prestige market, the 
movement of interest rates and the level of supply 
will play a critical role in the overall performance. 
Interest rates are currently low, supply levels are 
decreasing and buyer demand is on the up, so as 
a result we are seeing the top end of the market 
move more strongly into the recovery phase of the 
property cycle.

Southern Gold Coast/Northern New South Wales
The prestige market on the southern end of the 
Coast is showing positive signs of recovery after a 
tough few years. We saw value levels and market 
conditions fall sharply through 2011 and 2012 and 
appeared to bottom out at the end of 2012.

Typically the prestige houses are located on the 
beachfront in these parts and include Palm Beach, 
Currumbin, Tugun and Bilinga where $2 million plus 

would be classed as prestige. A notable sale was 14 
James Street, Currumbin which recently sold for $5.1 
million after being listed for sale for over 12 months. 
The property last sold for $8.2 million in February 
2010.

14 James Street, Currumbin

Prestige units are also found on the beachfront 
however also include Kirra, Coolangatta and Tweed 
Heads (Rainbow Bay) where $1.5 million will buy you 
a large 3- or 4-bedroom unit of circa 200 square 
metres. A notable unit sale was by a Mr Robert 
Slater or more commonly known as Kelly Slater who 
recently purchased a beachfront unit in Palm Beach 
for $2.15 million. For privacy reasons, we will keep the 
address a secret.
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We have seen a lot more positivity in the prestige 
market with a lot more buyer confidence. As you 
can see from some of the sales, we are still quite 
a way off value levels which were being achieved 
between 2007 and 2010 however things are looking 
up. If interest rates stay where they currently are 
throughout the year then there is no reason why 
2015 should not be a better year than 2014.

Sunshine Coast
On the Sunshine Coast, prestige property is generally 
the $1 million plus level and for housing is usually 
located in beach or waterfront areas and elevated 
positions that provide expansive views. For units it is 
mainly confined to the beach or waterfront areas.

This market sector has slowly been improving over 
the past 12 months after an extended period of 
negative growth with increased activity on the back 
of the improving local economy. The combination of 
improved confidence and business activity combined 
with a low interest rate environment has helped this 
market, not to mention the capital infrastructure 
injection of the Sunshine Coast University Hospital. 

The main improvement that we have seen has been 
for entry level prestige up to around the $1.5 million 
level where the perceived value for money has been 
a  strong influence.  As you move higher through the 
value bands the market softens with the number of 
buyers reducing. The unit market has been slower 

to recover with the larger permanent living style 
complexes being most active.

There is a feeling that the entry level properties are 
at or getting close to returning to their peak market 
values. Once again, as you move through the higher 
value bands, the recovery has not been quite as 
successful yet with values still being off peak but 
moving in the right direction. 

An indication of the positive change in this market 
sector is that in the past 12 months there have been 
more sales of properties over the $4 million level 
than in the preceding four years.

Some examples of higher end sales are:

17 Witta Circle, Noosa Heads – Purchased in 2014 for 
$6.5 million with a previous purchase in 2007 for 
$7.5 million.

Sandpiper Noosa Heads Penthouse – Purchased in 
2014 for $7.15 million after being on the market for 
over three years.

Hervey Bay
Sales of prestige property for dwellings in Hervey 
Bay have been gradually increasing over the past 
twelve months.  Price points vary from suburb to 
suburb, however generally start at $500,000 with 
most sales occurring up to $750,000.  Particular 
suburbs achieving these prices include Urraween, 
Wondunna, Dundowran Beach and Craignish, 
together with Esplanade property.  Prestige 
dwellings generally comprise high quality, modern 
or refurbished fit out, with extensive living and 
outdoor areas, set on lots over 2,000 square metres.  
Most homes of this calibre boast extensive ancillary 
improvements with inground pool and sheds, with 
some sites offering expansive ocean or district views.
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Buyer’s market conditions remain for prestige units, 
with most high end property selling below $650,000.  
Property in this category is predominantly located 
along the Esplanade in Pialba, Scarness, Torquay 
and Urangan.  Views of the ocean vary depending 
on the floor level, along with the location along the 
Esplanade with best views arguably situated near the 
Urangan Pier.  Overall, demand for prestige property 
is expected to continue to improve for detached 
dwellings, however units will be slower with only 
moderate or static demand to date.

Bundaberg
This month we are looking at the prestige sector of 
the Bundaberg and coastal market.

In this area, prestige is considered to be mostly 
properties over the $600,000 mark.

These properties are mostly situated in Bargara 
on Miller Street which is the waterfront esplanade, 
Beach Milleau at Bargara, Barolin Esplanade at Coral 
Cove or the upmarket estates in Bundaberg such as 
Coral Gardens, Edenbrook or the Belle Eden estate.

An example of a sale is 68 Barolin Esplanade, Coral 
Cove for $1 million, a 6-bedroom, 4-bathroom 2-car 
garage with rocky foreshore frontage. 

This sector is a thinly traded market with only nine 
sales over $600,000 recorded in the past six months 
according to RP Data.

Our market overall is steady with most buyers taking 
a cautious approach. We see this market remaining 
steady in the short and medium term. 

With a reduction in the number of sales there would 
appear to be good opportunities for buyers in the 
year ahead. 

Gladstone
The prestige sector of the Gladstone residential 
market has been moderately active over the past 12 
months with 12 sales occurring over $800,000 which 
is roughly the price range where the prestige sector 
kicks off. Six of these sales were over $1 million and 
two of these occurred in 2015.

As for location, these properties tend to be scattered 
over the region. Beecher and Burua are modern 
rural residential suburbs of Gladstone and comprise 
several prestige homes on one hectare lots. Other 
popular prestige locations are Tannum Sands 
(beachside suburb) and Boyne Island (riverside 
suburb) plus various Gladstone city suburbs most of 
which are elevated sites offering district and harbour 
views.

The dwelling prestige sector was not subject to the 
giant price increases that the rest of the market 
experienced during the most recent boom. As such, 
in the current market, this sector has not seen the 
significant declines in value either. This cannot 
be said however for the prestige unit market in 

Gladstone. The market for all units in Gladstone has 
strong links to the performance of the rental market. 
Accordingly, the market for units in the Gladstone 
region is inherently volatile. There is currently an 
over supply of units in the location and demand is 
very weak with very few sales occurring. 

The highest recent transaction to occur in Gladstone 
is the sale of Turtle Island which is located in 
Gladstone Harbour. This 9.4 hectare island sold 
for just over $2.1 million in late 2014. Access to the 
island is by boat or helicopter only via a helipad 
and jetty. The island is improved with a 4-bedroom, 
4-bathroom, semi modern home with a total area of 
550 square metres under the main roof.

Rockhampton
The prestige property market in Rockhampton itself 
is considered to be price points above $700,000, 
with very little activity (either current or historical) 
above $1.5 million.  One local suburb that features 
prestige property is The Range, however there is 
a small market sector in Frenchville and Norman 
Gardens also.  

Prestige properties on The Range typically provide 
large, fully renovated Queenslanders in an elevated 
position with either city or western district views.  
Renovations have been completed to a high quality 
and often have a modern extension providing a 
more functional layout than that of a traditional 
Queenslander.  
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North of the river in Frenchville and Norman 
Gardens, the prestige product is characterised by 
modern, large homes, again of high quality and often 
with city views.  

Rockhampton has a very small 
prestige unit market, which 
has evolved with the recent 
development of the riverbank with 
the completion of The Edge and 
Empire. 
The Empire penthouse sold off the plan in 2012 for 
$1.385 million.  This is by far the highest unit sale 
locally and has a unique corner position with views 
over the CBD, suburbs, Berserker Ranges and Fitzroy 
River.  

On the Capricorn Coast, after a number of years 
of market correction, prestige property is now 
residential dwellings over $650,000, and to achieve 
this level of value the property must have a sought 
after position either elevated with expansive views or 
have the benefit of absolute ocean frontage.  

There has been a recent sale on the Capricorn Coast 
of an absolute ocean front dwelling with a northerly 
aspect which sold in October 2014 for $2.1 million.  

This was a modern home providing 5-bedroom, 
6-bathroom living accommodation over three levels 
with just under 600 square metres of living area and 
included a bar, theatre and elevator.  

The performance of the prestige market sector in 
Rockhampton is best described as sporadic with 
solid prices being achieved for the highest quality 
homes in well regarded localities.  The south side 
prestige market is considered stronger than that of 
the north side due to the limited supply combined 
with a stronger demand.  There is also a pattern 
establishing of cashed up professionals moving into 
the region and purchasing property with little regard 
for the local market (often finding Rockhampton 
affordable in comparison to southern regions or 
cities). 

It is not expected that any sudden movements in 
interest rates will significantly influence the prestige 
market sector in the region as these buyers are in 
strong financial positions.

The most recent sale of interest in this market sector 
is currently under contract.  This is also a resale and 
represents an increase of approximately 37% on the 
previous sale in late 2012 with some improvements 
made in this time.  The property provides modern 
5-bedroom, 2-bathroom living accommodation with 
over 300 square metres of living area, double car 
accommodation, pool and expansive outdoor areas 

in the established and well regarded suburb of The 
Range. This property was not officially listed on the 
market, however an offer was received and accepted.  
This is not uncommon for high quality property in 
sought after locations in the Rockhampton region.

Mackay 
The prestige market in Mackay is generally regarded 
as being around the $800,000 mark and above. In 
the past 12 months, we have seen 13 recorded sales 
of residential or rural residential properties over this 
price and only three of those were above $1 million, 
with the maximum recorded sale at $1.1 million. As 
avid readers of the Mackay column would know, the 
market in Mackay has fallen over the past 12 to 18 
months on the back of a weakening resources sector 
and flow on effects to service industries in Mackay. 
To highlight this, a similar 12 month search from April 
2012 to April 2013 revealed 54 recorded sales over 
the $800,000 mark with the top sale at $2.65 million 
(a Mackay record). 

An estate known as Settlers Rise is fast becoming 
one of Mackay’s prestige estates, with large 
executive style dwellings on larger allotments. In 
the period April 2012 to April 2013 this estate saw 
five sales above $800,000 ranging from $815,000 
to $1.45 million. In the 12 months to April 2015, this 
number dropped to two sales, both resales. The first 
sale at $920,000 in December 2014 previously sold 
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in February 2012 for $1.1 million. The second has just 
settled at $940,000 (agent’s advice) with a previous 
sale price of $1.022 million in September 2012.

At present, the prestige market in Mackay is probably 
at value levels not seen in the past ten years. With 
historic low interest rates, a potential bottoming 
out (hopefully, fingers crossed!!) of the general 
residential market, it may be an opportune time to 
seek out prestige property in the Mackay region.

Townsville
Townsville’s prestige market is generally centralised 
around the inner city suburbs of Castle Hill, North 
Ward and Townsville City on the slopes of Castle Hill 
and Melton Terrace.  These suburbs are within close 
proximity of the city centre and The Strand.  Other 
localities such as Idalia, Annandale and Douglas also 
have some $1 million plus properties located along 
the Ross River as do the beachside suburbs in and 
around Townsville. 

Typically the main attributes of these prestige 
properties are elevated ocean views, waterfront 
aspect, size of the dwelling and quality of fit-out.  
These properties depending on location are either 
modern newly constructed homes or older fully 
renovated homes.  Townsville’s prestige property 
market is generally priced in the $1 million plus price 
bracket with around 34 sales of residential houses 
and units registered over the past two years.  Of 

these approximately 70% were priced below $1.5 
million.

The prestige market is relatively thinly traded with 
confidence closely aligned to the overall economic 
confidence and stability in local economy.  Some 
examples of recent prestige sales include:

• Circa 2000, three storey contemporary home 
with a main living area of 487 square metres.  
Comprises 6-bedrooms, 4-bathrooms, gym, 
workshop, extensive outdoor areas and has 
extensive elevated ocean views.  Sold in late 2014 
for $2.55 million.

• Circa 2003, three storey contemporary home with 
a reported main living area of 423 square metres.  
Comprises 5-bedrooms, 3-bathrooms, tiered 
soundproof theatre room, lift, theatre, music room 
and unobstructed ocean views.  Sold in mid 2014 
for $2.05 million.

Overall, people with the money to buy this type of 
property recognise that it is a good time to buy and 
they are well positioned to buy quality property at a 
more affordable price level.  

Cairns
The prestige housing sector in Cairns starts in the 
current market climate at about $750,000, with a 
super prestige sector cutting in at about $1.5 million.

The market essentially consists of four elements:

• beachfront houses along the northern beaches; 

• homes in the more elevated areas of suburbs such 
as Edge Hill, Whitfield, Mooroobool, Earlville and 
Bayview Heights;

• some acreage properties in the northern beaches 
suburbs such as Kewarra Beach; and

• a small number of penthouse and sub-penthouse 
apartments in areas such as the CBD, Palm Cove 
and Trinity Beach.

Houses in the $750,000 plus category are thinly 
traded. There were 90 house sales in Cairns priced at 
$750,000 or more during 2014 out of a total market 
of approximately 2,500 house sales. Of these four 
were priced at $1.5 million or more. There were also 
19 apartment sales over $750,000 during 2014, of 
which one was above $1,500,000.

Conditions in the prestige sector have been slow, 
but properties are nevertheless starting to turn over 
again as the market rebuilds. We expect the market 
to continue improving as local economic conditions 
continue to recover, though lagging the market 
in general due to the shortage of buyers with the 
resources to participate in this sector.

Around the Cairns region there are also small 
pockets of prestige housing located in Port Douglas, 
especially on Wharf Street, Flagstaff Hill and some in 
Mission Beach.
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Adelaide
We consider Adelaide’s prestige properties have 
a price tag starting from around $2 million, with 
prestige apartments being slightly more affordable 
beginning at around the $1.2 million mark. These 
properties can be found in North Adelaide, Medindie 
and Gilberton in the inner north, Unley Park and 
Hyde Park in the inner south, St Peters and College 
Park in the inner east and Springfield in the start 
of the foothills to the south. Prestige properties are 
also located in most beachside suburbs to the west 
of Adelaide including Glenelg, Brighton, Somerton 
Park, Grange and Tennyson. Prestige apartments 
are generally the penthouse or sub penthouse of 
buildings located in Adelaide and North Adelaide, 
the Air apartments on the southern fringe of the city 
and various beach or waterfront apartments located 
mostly at Glenelg.

The expectation for any prestige property is for 
a high level of amenity with a high quality finish. 
Liveable area has to be significant and would 
generally exceed 250 square metres providing three 
plus bedrooms, two plus bathrooms, both formal and 
informal living areas and often include additional 
accommodation such as a home theatre, parents’ 
retreat, study or home office, butler’s pantry, the 
list goes on. Outside improvements include at a 
minimum a swimming pool and outdoor entertaining 
area and may also include a tennis court. Grounds 
are landscaped and well maintained and often exceed 
1,000 square metres.

Currently it appears that the prestige property 
market is performing fairly solidly for properties 
under $3.75 million. However the demand for 
properties above that price level appears to be a little 
thin. Overall our prestige property market is usually 
defined as steady but it does experience some 
fluctuations from time to time. We expect that this 
market sector will continue to perform as is in the 
short to medium term.

The prestige property market in Adelaide does not 
reflect our general property market and is usually 
unaffected by the conditions such as interest rate 
increases and cost of living pressures that have 
a significant impact on the everyday residential 
property sector.

It is important to note that Adelaide’s prestige 
property market represents a very small proportion 
of our residential property market with the number 
of sales of properties over $2 million making up less 
than half of one percent of total sales.

Traditionally many prestige properties located in 
Adelaide are held and passed down within families 
with some properties never being released to market.

Sometimes cashed up returning expats looking in the 
$3 million to $5 million price bracket can drive the 
market along as these property prices can appear 
cheap in comparison to where they are returning 
from and they may be more likely to commit to buy at 
a higher price than local buyers.

However, as we have said in the past we don’t like to 
overtly generalise within this sector where it often 
comes down to the individual offering of the property 
itself and the specific motivations of the individuals 
involved.

The most expensive sale in Adelaide in the past 12 
months was $5.125 million for a mansion on iconic 
Victoria Avenue at Unley Park, however, this property 
in Grove Street also at Unley Park which is yet to 
settle was reported on realestate.com.au as under 
offer for $2.95 million and caught our eye. This 1920s 
gentleman’s bungalow offers 435 square metres 
of living space with 3-bedrooms, 3.5-bathrooms, 
formal lounge, formal dining, study, cellar and 
detached teenager’s retreat. Located on the nearly 
2,000 square metre allotment is an outdoor living 
area under a Balinese hut with an outdoor kitchen, 
bathroom and sauna. It has a floodlit north south 
tennis court and a swimming pool which features a 
swim up bar – certainly not something you see every 
day.
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Although not yet a sale it is hard not to mention the 
penthouse of the Atlantic Tower building at Glenelg, 
which is currently on the market with an asking 
price of $2.2 million to $2.4 million. It is safe to say 
that this is certainly a one of a kind offering. For a 
start, this is the only cylindrical high rise building 
in South Australia and from 1973 until 2001 was 
also the tallest residential building in the state. The 
penthouse is on the 14th floor above the revolving 
restaurant, which is currently closed. The top storey 
was fully rebuilt from the foundations back in 2003 
to produce a luxury residential apartment of 457 
square metres with 2-bedrooms, 2-bathrooms and 
a large open plan living area divided into various 
zones around the central pillar. The apartment has a 
360 degree balcony and also 360 degree panoramic 
views. The photos are amazing but the actual views 
are breathtaking.

(Source: toop.com.au)

Mount Gambier
Within Mount Gambier, anything over $600,000 is 
considered prestige. For this price, you can expect 
the property to be a modern house of high quality.

Few units in Mount Gambier sell for over $400,000 
and therefore there is a very limited market for 
prestige units. A few quality units have been built but 
have struggled to sell once going on the market.

In Mount Gambier, there is currently one property 
under contract for over $600,000.

Prestige properties are tightly held and rarely hit 
the market. Quite often people in the market for a 
prestige dwelling will build their own.

It doesn’t appear as though the number of prestige 
dwellings that are selling has increased as interest 
rates have declined in recent years.

Employment is the main driver in this sector. Buyers 
are those with highly skilled jobs such as doctors, 
engineers, farmers who are performing well and 
fishermen as that industry is currently performing 
well.

For the rest of the year, the prestige property market 
is set to perform similar to previous years. 

Robe, which is situated in the lower south east, has a 
relatively strong prestige market which has improved 
in recent years. Robe is the only location in the 

region which can regularly have sales over $1 million. 
In the past year, five properties have sold in Robe 
for over $1 million, with the highest price being $1.4 
million for 20 McIntyre Street.

20 McIntyre Street, Robe SA - $1.4 million.

5 Longmire Terrace, Mount Gambier SA – Currently 
under contract for over $600,000.
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In the not too distant past with the Tasmanian 
property market reaching historic capital value lows 
coupled with stagnated market activity, particularly 
within the residential prestige market, an expectation 
gap between vendors and purchasers was evident. 
With more recent buoyant global and local market 
economic conditions and business sentiment the 
expectation gap in the prestige market appears 
to have lessened as vendors have become more 
attuned to the market with slightly increased demand 
and sales volumes.  

There have been many residential property sales 
over $1 million that have occurred in the south of 
Tasmania during the past year.  A significant sale in 
North Hobart was Lyndhurst, a historic home that 
sold for $2.8 million located on a parcel of land just 
over 5,400 square metres within approximately two 
kilometres of the city centre.  The building is heritage 
listed and described as a late Victorian style single 
storey mansion with extensive grounds.  The home 
boasts a stone and cast iron verandah with a wide 
frontage and centre entry flanked by bay windows, 
Italianate entry steps and balustrades with later 
additions to either end of the building.

A notable recent sale in Launceston, in Tasmania’s 
north, was the penthouse apartment in The Charles 
which sold for $2.25 million.  The Hotel Charles 
was completed in 2010 having been erected on the 

old Launceston General Hospital site.  The Charles 
is an eight level building providing a mix of hotel, 
commercial and luxury apartment accommodation 
located on the fringes of Launceston’s Central 
Business District.  Prior to its completion in 2010, 
The Charles was derelict and subject to vandalism.  
A Launceston developer retained a highly regarded 
local architect to design the project with a focus 
on sustainability by re-using parts of the original 
building and extending its footprint.

$600,000 plus will secure you a prestige property 
in the north-west. During the past twelve months 
two residential properties one located on Hawley 
Esplanade and the other in Devonport have 
achieved the most notable prices in the region.  A 
price of $840,000 for a modern home on Hawley 
Esplanade indicates the popularity and prestige 
of Hawley Beach as a north-west weekender and 
holiday location.  The top residential Devonport sale 
of $885,000 was for a renovated, historic home 
with many period features located on the desirable 
Victoria Parade which overlooks the mouth of the 
Mersey River.  
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Darwin
When you think about prestige property, waterfront 
dwellings instantly spring to mind and Darwin is no 
different. It’s got a wealth of waterfront suburbs, with 
the top inner suburbs including Larrakeyah, Fannie 
Bay, Parap, Nightcliff and Bayview boasting sales 
over $1 million. But it’s not just waterfront properties 
commanding the big price tags. 

Rural residential locations of Knuckey Lagoon, 
Marlow Lagoon and Howard Springs regularly have 
seven figure sales.  The quieter lifestyle afforded on 
an acreage block has proved very popular in recent 
times.  Knuckey Lagoon is considered the premier 
rural residential location with sale prices well and 
truly supporting.  Since the beginning of 2014 there 
have been five separate sales in excess of $1.5 
million.  

Arguably Darwin’s finest two streets are Larrakeyah 
Terrace in Larrakeyah and East Point Road in Fannie 
Bay. Properties in these streets enjoy views across 
Darwin Harbour and Doctor’s Gully and across the 
foreshore in Fannie Bay. These locations are held 
very tightly, with very few on market transactions 
occurring.  Three properties with positions to East 
Point Road have sold in excess of $1.5 million in 
the past 12 months, with the highest being $3.488 
million. We have also seen a number of high end sales 
in Larrakeyah, with three separate, single residential 
dwellings selling for above $4 million over the past 18 
months.  

Taking advantage of the Top End tropical climate 
is also another major feature of prestige dwellings.  
High end properties in Darwin boast excellent 
outdoor living spaces, often centred around 
swimming pools, established gardens, barbecues 
and outdoor cooking facilities.  With the climate 
allowing for outdoor living all year round, the 
increased outdoor living space is an attribute of 
prestige dwellings in Darwin unlikely to be given such 
prominence in prestige dwellings in the southern 
states.

While not yet been taken to market there are a lot 
of brand new larger dwellings being constructed in 
the greater Darwin surrounds.  This is a strong sign 
for the prestige market, with a number of interstate 
builders and architects challenging the norm for 
high end dwellings in the Top End and giving further 
strength to the market.  

The market for prestige dwellings in Darwin’s 
inner suburbs is quite stable at present with the 
traditionally popular suburbs previously mentioned 
being less volatile than mortgage belt locations.  
These areas continue to be underpinned by proximity 
to the CBD and standard of dwelling.  It’s expected 
that the prestige dwelling market in Darwin will 
remain fairly stable. The lack of waterfront locations, 
coupled with the desire to occupy the inner suburban 
locations as mentioned, will continue to underpin the 
value associated with these areas in the medium to 
long term.

Alice Springs
Despite challenging conditions in the broader Alice 
Springs market over the past twelve months, the 
prestige market showed an improvement compared 
to the previous corresponding period. The year to 
March 2015 saw five sales of residential property 
in excess of $800,000 that would be considered 
prestige dwellings compared to only one in the 
previous 12 month period, with two sales in excess of 
$1 million in the 2015 period, up from one in the year 
to March 2014. 

The prestige market in Alice Springs is typically found 
in the golf course area (Desert Springs), the Stirling 
Heights subdivision in Larapinta and some parts of 
the rural residential locations, however there are 
other areas such as parts of Araluen which provide 
substantial dwellings in sought after locations. 
Sales of note during the past 12 months include an 
architecturally designed tri-level 4-bedroom, plus 
study home with 3-bathrooms situated in Araluen 
selling for $910,000 and a 4-bedroom, plus study two 
storey dwelling with 3-bathrooms in Desert Springs 
which sold for approximately $1 million.

The typical buyer for a prestige dwelling in Alice 
Springs is considered to be a high net worth 
individual however we note that one of the sales 
above was to Defence Housing. The level of sales 
in this sector is generally quite variable which is 
expected to continue given the small nature of the 
broader market.
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Perth
The prestige residential market in Perth experienced 
a resurgence in activity toward the latter half of 
2013 and in 2014 after enduring a period of market 
correction post the Global Financial Crisis. Prior to 
the middle of 2013, market activity had been subdued 
with vendors adjusting prices downward to meet the 
market and buyers bargain hunting. 

More recently, due to the softening 
of the resources sector, confidence 
and activity has taken a tumble 
with agents advising of a decrease 
in enquiries and an increase in 
silent listings. 
Peppermint Grove is the most prestigious suburb in 
the Perth metropolitan area. It is an affluent suburb 
with a mixture of residential development ranging 
from heritage listed original single residential 
dwellings on large lots to more modern substantial 
single residential multi-level homes of the highest 
quality. The suburb shares a boundary with the Swan 
River to the east, Claremont to the north, Cottesloe 
at Stirling Highway to the west and Mosman Park to 
the south. The attraction of Peppermint Grove lies 
in its proximity to a number of private schools and 
yacht clubs as well as its proximity to the Perth CBD. 

The suburb is home to 833 residences and many of 
Perth’s elite from the medical, legal, property and 
resources sectors.  

Properties within the Peppermint Grove locality 
are very well regarded in the market place and 
substantial estates are generally tightly held with few 
transactions. A lot of the activity occurs off-market 
with residents seeking to avoid publicity. 

As with other Perth prestige suburbs such as 
Cottesloe, Swanbourne, Applecross and Mosman 
Park, Peppermint Grove underwent a market 
correction after the Global Financial Crisis of 2007 
and 2008. The area experienced an oversupply of 
luxury residential properties as owner occupiers 
looked to exit the market and free up capital to deal 
with the financial crisis. This over supply resulted in 
a correction in values within the locality. The market 
has begun a recovery, the short term effect of which 
is a strong increase of 9.8% in the median house 
price in the year 31 December 2013 to 31 December 
2014 when 27 properties were transacted in the 
locality.

Currently there are 27 houses officially advertised 
for sale within Peppermint Grove (www.realestate.
com.au), and of these it appears that one is currently 
in transaction. There was a healthy increase in 
market activity within the locality during the second 
half of 2013 and into 2014. This is reflected in the 

bounce in the median house price and the substantial 
short term increase in value. 

There have been 23 settled sales in Peppermint 
Grove since the beginning of 2014 for values over 
$3 million. According to realestate.com.au, there 
are currently three properties on the market in the 
locality with asking prices greater than $4 million.

We have discussed the Peppermint Grove market 
conditions with agents actively selling in the locality. 
They report reasonable interest for properties 
in the $1.5 million to $5 million price range with 
transactions ranging across vacant land, older 
original character dwellings requiring substantial 
renovations to more modern dwellings on subdivided 
sites. The market becomes more limited over $5 
million. Over the six months to April 2015, there have 
been ten recorded settlements in Peppermint Grove 
with the highest recorded settlement during this 
period being for 12 The Esplanade, Peppermint Grove 
for $6,550,000 in November 2014. 

There have been no recorded sales in Peppermint 
Grove for the past 18 months above the $10 million 
dollar mark. 

The last recorded sale above $10 million was in 
November 2013 for 36 The Esplanade, Peppermint 
Grove at $13 million. It comprises a substantial 
4-bedroom, 3-bathroom triple storey classic style 
limestone and slate tiled executive residence with 
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4-car garage, tennis court and pool set on a 1,759 
square metre lot with direct Swan River frontage with 
extensive views available to the east.

Despite the above signs, real estate agents remain 
reasonably optimistic about the prestige market in 
Peppermint Grove for the remainder of 2015.

South-West WA
The south-west is considered to be a premium 
holiday destination given its pristine beaches, surf 
and world renowned wine region. Therefore there is 
still demand from the wealthy to invest and holiday 
in the region. Consequently prestigious properties 
scattered throughout the south-west, such as in 
Naturaliste, Eagle Bay, Metricup and Yallingup are 
still recording sale prices regularly in excess of $1 
million.

Moving forward the prediction is that the top end of 
the market will continue to be slightly problematic, 
with continuing weakening demand that is 
characterised by an over supply of properties for sale 
coupled with a low level of prospective purchasers 
in that value range fuelled by a slowing Western 
Australian economy. 
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Overview
April concluded the rural market updates that we 
provided on the eastern seaboard capitals and it has 
been interesting travelling around giving the updates 
that the talk is generally upbeat, the outlook positive 
(if it would only get good rain in places) and there 
is evidence of increasing new investment into the 
agricultural sector. The papers are happy to quote 
the story of the latest and biggest sale and there 
are no doubt some parties either keen to explore or 
ready to consider selling into the market place. The 
Kidman group will be one I am watching with interest.

In the 2014 Australian Grazing Property Index (AGPI) 
produced annually by Herron Todd White, there 
were 256 properties identified nationally that sold 
in excess of 2,000 hectares in size. In the context of 
Australia, this is not a lot and a long way from the 
sales peak (by number not value) in 2001 where there 
were 680 sales over this size. The average number 
of sales since 2000 is 463 per annum above 2,000 
hectares.

So given all the expectation is generally about the 
corporate scale assets (these may be family owned 
but of corporate scale size), what is the market if you 
do not have such a scale property? Well generally 
this smaller market has traditionally been supported 
by debt and more commonly now, some other off 
farm income by a household family member. With 
interest rates being at an all time low, the positive 

outlook generally (feeding the world story etc), the 
dollar down, the Free Trade agreements in place 
and fuel also low relative to the past five to six years 
pricing, you would think there could be a line up at 
the bank to access capital and get going, yet this is 
not the case.

I am aware of two properties that have gone to 
auction in recent times, both above 2,000 hectares, 
generally good climate area, one currently dry and 
the other grassed up, normal infrastructure etc. 
In both cases there were no bids at auction. These 
assets do not meet the corporate profile which 
is largely equity capital, so your interest is really 
neighbours and possible new to district players, but 
the general indications appear to be coming out 
that despite all the good outlook, unless there is an 
effective return outlook and in some case a perceived 
bargain, there is not a large appetite as yet in the 
market place.

So the caution for now is that in considering the 
market, values and decisions of risk assessment, be 
clear to ensure you look past the noise to the facts 
and if needed get advice from those that are in the 
market place every day including our nation-wide 
valuers. I for one hope that some of the opportunity 
does start to filter down beyond the corporate scale 
assets as this will assist the whole market, as would 
commodity price rises, but it may take a while for this 
to occur. The early signs are increasing transactions 

nationally, but the scale is sub 2,000 hectares and 
that makes sense - bolt on blocks, lifestyle investors 
etc are in the market, but for what we would class as 
commercial scale operations there is still a bit of a 
lag.

Some of the team will be at the upcoming Beef 
Australia 2015 in Rockhampton from 4 to 8 May and 
we hope to catch up with many of our clients over 
this week.

Contact: 
Tim Lane – National Director, Rural 
Ph: 07 3319 4403
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Country New South Wales
At our recent Herron Todd White Rural NSW 
Overview in Sydney we discussed the various 
underlying trends across the state. 

Western Grazing Country:
• the resistance from corporate investors to the idea 

of a Western lands lease tenure;
• change in the underlying operations of the area 

with the Western section of New South Wales now 
dominated by non-Merino production such as 
Dorpers, Damaras and other meat breeds;

• generally these meat sheep are viewed as slightly 
easier management however there are generally 
higher fencing costs associated with these 
operations;

• the main driver for this change of operation is 
increased profitability;

• appears to be a major shift from Merinos to meat 
breeds;

• rangeland goats are also becoming a large 
proportion of income for western grazing 
properties;

• current prices of approximately $50 plus for larger 
goats provides good on farm returns;

• general underlying values have fluctuated for the 
period 2009 to 2013;

• currently elevated levels of optimism within the 
area due to the positive cash flows;

• increased demand for properties being offered for 

sale;
• mostly graziers looking to expand;
• most property sales are equating to value levels 

between $150 to $250 per DSE.

Mixed Enterprise Belt:
• Previously this area has been referred to as 

the sheep/wheat belt however with the varied 
operations being undertaken we feel the name of 
Mixed Enterprise Belt more accurately reflects the 
area;

• has been a solid performer on underlying land 
value;

• currently market is steady after a period of strong 
growth;

• major drought conditions in the Coonamble/
Walgett area are not having a negative impact on 
values yet;

• corporate entities continue to purchase at value 
that would be regarded as strong within the 
market;

• still a lack of interest from general farmer to 
farmer sales which is a reflection of the lack of 
appetite for debt presently;

• increase in refinancing to benefit from current 
lower interest rates;

• difficult to gauge dollar per DSE rates due to the 
influence of the higher value cultivation country 
however generally larger grazing properties in the 
mixed enterprise Belt achieve rates of between 

$250 and $375 per DSE;
• beginning to see a slight uplift in localised farmer 

interest.

Higher Rainfall Tablelands Grazing:
• The tablelands grazing area has seen the greatest 

softening in value since 2008;
• most areas softening between 10% and 15%;
• seeing the greatest rise in underlying confidence 

levels in the tablelands country driven by 
higher beef and sheep prices providing greater 
profitability;

• we are seeing a general increase in interest for 
larger scale grazing properties;

• highlighted by the reported sale of Glenrock 
Station. This is a 33,000 hectare improved grazing 
property north east of Scone which reportedly sold 
for $45 million. If analysed on the stock on hand 
at the time of the sale this equates to $8,000 per 
cow area however if the property’s overall carrying 
capacity is utilised it reflects approximately 
$4,500 per cow area;

• further sale is that of Mountain Station, a 
5,700 hectare farming and grazing property 
approximately 14 kilometres north of Merriwa;

• this property sold for $14.5 million and equates 
to approximately $6,300 per cow area. While this 
appears strong it is indicative of the variation in 
dollar per cow areas that can eventuate from the 
inclusion of cultivation areas in grazing properties;
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• general dollar per cow area rates hit approximately 
$8,000 in 2008 in the more sought after areas 
around Walcha with most other tablelands areas 
achieving values of $6,500 per cow area;

• current values would be considered to be in the 
range of $4,500 to $6,500 per cow area which 
equates to approximately $300 to $450 per DSE;

Southern New South Wales
• Continued strong demand from corporate entities 

for large-scale dryland cropping properties above 
the $10 million price point;

• values for the dryland grazing country in the high 
rainfall areas of the eastern Riverina, south west 
slopes and Southern tablelands had generally been 
under downward pressure in the past few years;

• improvement in beef cattle prices, low interest 
rates and good summer rainfall are contributing 
to greater farm profitability which should see 
increased demand through 2015 and 2016;

• has been a large increase in demand in the Hay 
plain region of the Riverina given the perceived 
higher return on equity from the production of 
sheep and wool on the native grazing country;

• also the developing cotton industry along the 
Murrumbidgee River system is also a major driver 
in the increased demand.

Northern New South Wales
Weather
Very good warm growing conditions continue into 
autumn at present. 

Macadamias
Harvest has commenced for 2015. Anecdotal reports 
are positive in that some growers believe that the 
2015 harvest will exceed the 2014 harvest. With the 
increased macadamia nut prices of $4.40 standard 
commercial Nut In Shell at 10% moisture and 33% 
saleable kernel recovery there has been significantly 
increased activity in purchasing macadamia farms. 
There are a number of farms being transacted at 
present and there is some evidence of an uplift in 
property values. 

Summer cropping
Soya bean crops are approaching harvest. Crops 
around Casino appear very good, although there 
has been insect pressure this season. The coastal 
sugar cane fallow soya bean crops have suffered to 
some extent from wet conditions. Soya bean prices 
are positive but they appear to be declining from 
earlier prices of around $700 per tonne edible grade 
delivered to just over $600 per tonne delivered to 
silos in the Casino area.

Grazing
RMS, a US based private timber investment company, 
purchased in late 2014 the Forest Enterprises 
Australia Limited in Receivership (FEA) Australian 
land portfolio. FEA owned significant areas of former 
cattle grazing land in north eastern NSW. The future 
use of this land as forestry or cattle grazing by RMS 
or divestment to the market may have a significant 
impact on the cattle grazing land market in this area. 

If significant areas of land are sold by RMS there may 
be an oversupply of grazing land in the market place. 

A positive note is the good cattle prices being 
received of late of up to around $2.70 per kg 
liveweight. Pasture conditions are excellent.

Green Park, a 152 hectare cattle grazing farm at 
Mallanganee has sold under the hammer at auction 
with spirited bidding reported. This farm has a 
carrying capacity of about 140 breeding cows and 
comprises very good quality black soil flats and 
basalt hills.

Waterview, a 481 hectare cattle grazing farm at 
Yorklea south of Casino has sold for $2.025 million 
($4,209 per hectare or $1,703 per acre). This farm 
had excellent structural improvements and was 
pasture improved. It was marketed as a 300 breeding 
cow farm. This represents $6,750 breeding cow 
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overall. This sale indicates that well improved and 
presented farms are attractive to the market. This 
farm would also suit some cropping.

Mildura / Sunraysia
As we prepare this month’s report Sunraysia is in the 
midst of an early season break which has seen over 
75 mm of rain fall in 24 hours.  Remarkably, this rain 
has fallen after most of the grape crop is harvested 
and at a near perfect time for local cereal farmers.

This month we report there has been some activity in 
the mixed farming sphere with two significant sales. 

Four properties in the Kyalite NSW area comprising 
Windomal, Windomal Heights, Weimby and Junction 
Park have recently settled at a price believed to be 
over $7.5 million. The mixed enterprise properties 
have a combined area of over 4,100 hectares with 
both Murray and Murrumbidgee River frontages. 
The sale included approximately $600,000 of water 
entitlements and the land comprises undulating red 
sandy loam soils and features a mixture of arable 
and irrigated land use under centre pivot irrigation.  
Analysed values show irrigated cropping land at 
approximately $2,500 per hectare with arable 
dryland land between $1,360 and $1,450 per hectare. 

A Meilman East (Euston NSW) mixed property has 
reportedly sold for a price of over $4 million and 
comprises approximately 4,000 hectares of arable 
land, 45 hectares of grapes and 120 hectares of flood 
irrigation. Included in the sale was 272 ML NSW High 

Security and 928 ML General Security water.

The dryland sector has seen sales activity in the well 
held area of the Ouyen/Mittyack district. The sale 
comprises two lots totalling approximately 1,332 
hectares of undulating typical sandy loam country 
with approximately 100 hectares of unproductive 
land. The sale analyses to show approximately $1,068 
per hectare ($432 per acre) for the arable land. This 
land class on our records has shown a 20% increase 
in value over the past six years.

South Western Victoria
The rural property market in south western Victoria 
remains steady and fragmented. Cropping property 
in the Wimmera remains in strong demand with 
recent auctions displaying very good interest and 
hot competition from local buyers of mainly add on 
blocks. More recent sales of good quality ground 
displays rates of up to $7,400 per hectare.

Grazing country to the south continues to display 
strong underlying value but demand in this region 
appears to be improving in recent times with a 
number of larger properties being transacted and 
properties such as Mount Fyans (approximately 
5,900 hectares) of prime grazing country currently 
on the market.

Southern Queensland
Early autumn rainfall across parts of southern 
Queensland has brought relief to some areas that 
missed out on the better falls which occurred 

throughout Southern Queensland during the summer 
months. This includes areas west of Goondiwindi 
who had their best fall in over 12 months. Some 
irrigators were able to catch overland flow and pump 
from local river systems which is a positive for those 
hoping to plant irrigated cotton later in the year. It 
also means there is close to a full profile of moisture 
for those still hoping to put in a winter crop. Harvest 
has started on many sorghum crops in the area with 
good yields reported in those areas fortunate enough 
to get under early summer rainfall.

The strong cattle market has been relatively 
consistent for the year with good demand from 
processors and local restockers. Another missed wet 
season in the north of the state and a continuation 
of the crippling drought through central western 
Queensland is the only concern on what is otherwise 
a positive outlook for the industry. 

Local property agents reveal a reasonable level 
of enquiry for properties currently listed for sale. 
There is however a reluctance to commit to those 
properties with vegetation concerns following the 
recent change in State Government and the unknown 
associated implications. Some larger cattle grazing 
aggregations in the area remain on the market 
including Yo Yo Park, Oak Park, Oakwood, Light 
House and Meeleebee. Oakwood was recently taken 
to auction though reportedly did not achieve a 
result. A more positive auction result has reportedly 
been achieved for Windrush located approximately 
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30 kilometres south-east of Taroom. The freehold 
property comprises 1,808 hectares of pasture 
established undulating Brigalow, Belah, Bauhinia 
and Softwood Scrub country. Improvements include 
two bores, a 4-bedroom homestead, shedding and 
large set of steel cattle yards. Realestate.com.au 
reports a sale price of $4,800,000 which reflects 
$2,656 per hectare. This result demonstrates 
the renewed confidence in the cattle market at 
present. This sentiment extends to larger domestic 
and international players who are starting to see 
Australian agriculture as an attractive long term 
investment option. It is hoped and expected that we 
will see an increased movement of capital into this 
sector over the next two years. 

Central Queensland
The rural market across Central Queensland has 
continued to remain steady in recent months. There 
has been a number of sales of varying scale since 
the beginning of the year. Some of these sales are 
showing positive signs of a very slight uplift in market 
conditions compared with 12 to 24 months ago.

Grazing
There has been significant hype around the sale 
of the well regarded Rolleston district property 
Wildhorse (4,574 hectares, 30 kilometres south of 
Rolleston), and the auction did not disappoint, with 
news hot off the press that it has sold at auction for 

circa $9 million. There was considerable conjecture 
from interested onlookers over how much this 
property would eventually sell for, and provides the 
most recent market benchmark for a larger scale 
Central Queensland grazing property. This sale 
equates to around $1,968 per hectare ($796 per 
acre) which is considered to be a strong rate for a 
property of this scale.  

Generally the market for larger scale assets has 
been relatively quiet in recent months (prior to 
the Wildhorse sale). We are aware of one notable 
transaction around the $10 million mark which has 
reportedly recently settled for a well known property 
in the Banana district (45 kilometres west of Biloela 
and 160 kilometres south-west of Rockhampton). 
This sale has been largely conducted under the radar 
with the finer details of this transaction yet to be 
confirmed. 

Top quality smaller properties between about 
500 and 1,500 hectares are reportedly attracting 
sound interest primarily from neighbours and well 
established district graziers who seem to be willing 
to pay a premium to secure these top quality, but 
smaller assets while not over extending themselves 
on larger assets as may have been the case prior 
to the market down turn. A couple of the more 
exceptional quality sales have shown rates up around 
the $2,500 per hectare ($1,000 per acre) level. 

The sound level of sales activity around the Emerald 
and Central Highlands districts has continued 
with the recent sale of Jabiru (4,364 hectares, 20 
kilometres north-west of Emerald) for $4,850,000 
after strong competition at auction. This sale equates 
to $1,111 per hectare ($450 per acre), or from our 
analysis about $3,600 per beast area. This sale 
follows on from other recent sales in this price 
bracket of Borilla Park (3,634 hectares for $4 million 
in December 2014) and Cypress (2,063 hectares 
for $4,400,000 in October 2014), which were also 
considered to be strong sales.

Horticulture
There is little news to report in this market with 
things generally remaining steady across the Burnett 
region and currently limited market activity for larger 
scale assets. 

Mackay Sugar Cane
Therallie, an 89 hectare, dress circle cane farm in the 
Glen Isla district of Proserpine was sold at auction 
on 19 March at $1.3 million including crop, plant and 
equipment.  This is an irrigated aggregation of four 
adjoining freehold lots approximately two kilometres 
from the town with a good double storey home 
and several sheds.  Our analysis shows $8,359 per 
hectare of irrigated caneland excluding structures 
and balance land.

This sale demonstrates that the market, which has 
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been very thinly traded in recent years, has now 
re-calibrated to a new lower value level since local 
milling operations were sold from co-operative 
ownership in late 2011.  The market had also been 
adversely impacted by extraordinary wet seasons 
in 2011 and 2012 which caused ongoing cashflow 
difficulties for growers and limited expansionary 
investment capacity. Uncertainty over future sugar 
marketing arrangements through Wilmar, the owner 
of the Proserpine Mill, are also weighing on market 
sentiment.

This sale follows the McCormack Farm sale in 
September 2014 (also at Glen Isla) which sold by 
receivers at a 30% to 40% reduction from a previous 
sale in July 2008.

Tobins Rd Cane

Tobins Rd House

International Investment
International investment into Australian agriculture 
has become a hot topic in recent times, especially 
from China. The recent purchase of Tellebang 
located near Monto (4,002 hectares for $3,100,000 
in January 2015) by Zhongwel Mucha Animal 
Husbandry Industry Co Ltd presents one of the 
first investments of a Chinese interest into Central 
Queensland agriculture. We understand that the 
property was purchased with the intention of 
growing out dairy heifers for export back to China. 
We also understand they have recently purchased 
another small grazing and irrigation property in the 
area for around $1,300,000 which is considered to 
be a strong sale by district standards. 

Cyclone Marcia
Most of our readers would know that Rockhampton 
and Yeppoon were hit by Cyclone Marcia and for the 
most part these destructive winds only had limited 

longer term impact on agricultural enterprises. 
However we recently inspected some forestry 
plantation properties near the small community of 
Byfield, approximately 45 kilometres north-west of 
Yeppoon and 60 kilometres north of Rockhampton, 
one of the hardest hit areas. The devastation caused 
to some areas of these tree plantations had to be 
seen to be believed, as shown by the pictures below: 

What it should look like.

What some paddocks looked like post Cyclone Marcia
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North Queensland
Demand for grass continues to be strong.  The listing 
of Liontown to the south west of Charters Towers is 
being met with strong enquiry levels.  This auction is 
on 8 May in Charters Towers.  

The property is offered to the market on a walk in 
walk out basis, it is well grassed, with a strong history 
of rubbervine control and very good infrastructure.  
For this year, the grass is a stand out feature given 
that many of the broader market areas are lacking 
grass reserves to get through this year.

Client phone calls and enquiry regarding this auction 
have explored the following sales in the region:

• Victoria Downs – sold bare of livestock and plant 
for $320 per hectare improved;

• Coronation - sold bare of livestock and plant for 
$293 per hectare improved;

• Swans Lagoon - sold bare of livestock and plant for 
$213 per hectare improved;

• Rocky Downs - sold bare of livestock and plant for 
$191 per hectare improved

• Carse O’gowrie -  searches indicate a price of $9 
million  including cattle and suggesting a rate of 
around $153 per hectare for the bare, improved 
property.

As usual at this time of the year, the property 
marketing period commences.  We are not at liberty 

to expose details of transactions that are occurring 
at present.  However, it is fair to say that there are 
some contracts at present that have been executed 
and will settle in the next month.  The value rates 
that these contracts are analysing are of no surprise 
and are within relativity of existing evidence.

Last year there was good success with tendering as a 
process for sales with some very successful auctions.  
Private negotiations appear to be working well this 
year as well.

While the north is busy completing the first round of 
mustering, attention is being drawn to Rockhampton 
for Beef Australia 2015. 

South West WA
Recent reports have confirmed that the current 
Barnett government in WA intends to abolish the 
Potato Marketing Corporation in the next two years. 
This will see the PMC following in the footsteps of 
other commodity based regulators. The basis of 
the argument is that it is a cost to producers and 
the economy and that it restricts market forces and 
development of the industry.

What is the likely impact of this on the land market? 

While many small growers are likely to struggle with 
viability as market forces take over it is likely to see 
larger growers actively seeking suitable land and 
water to increase production. This has potential to 
see increase in land values for areas which have been 

traditionally used for grazing but is unlikely to result 
in a significant increase in value of established potato 
growing areas as land values in these areas already 
reflect the horticultural potential. It will however put 
more pressure on the water market with irrigation of 
potato crops being a common requirement for WA 
growers. 

In the main cropping areas of the state seeding has 
started after early rain events meant an earlier 
than usual start. Subject to a good start and finish 
resulting in an average season it is likely confidence 
will continue to grow and further increase land 
market activity. 

Northern Territory
As already reported in the press in late March, the 
Top End has yielded another sale with the purchase 
of Lots 2 and 3 of Douglas Station (which actually 
comprises three lots in total as the original lease was 
recently subdivided) for around $8 million (analysed 
bare) to an experienced local cattleman who knew 
the property well. The 1,541 square kilometres 
pastoral leasehold property is very well located 
with year-round bitumen access (from the middle 
of the property it is around 180 kilometres to the 
Port of Darwin) and around 50 kilometres of Stuart 
Highway frontage as well as 40 kilometres of Oolloo 
Road frontage (bitumen) and some 20 kilometres of 
other formed earth government maintained roads 
throughout. It is in a fairly undeveloped state (over 
10,000 hectares had been cleared in the past but 
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mostly now regrowth, save smaller areas under 
hay cultivation). The property requires further 
fencing and water development. The property has 
a reasonably good blend of country types that 
could support a long term carrying capacity of 
around 10 to 12AE per square kilometres over the 
country currently within a three kilometre radius 
of permanent water. The sale reflects a rate per AE 
that at first might appear strong (well above $900 
per AE at its current carrying capacity), however 
given its strategic position within the strengthening 
NT live export industry and potential to significantly 
increase its productive capacity via fencing, water 
(and potentially develop its Oolloo and Jinducken 
aquifer groundwater resource for areas of farming 
if re-clearing and water licences are obtained) the 
price looks about right. Just as we have seen with the 
other sale in March of Stapleton Station (598 square 
kilometres) situated 85 kilometres west of Katherine 
on the sealed Victoria Highway (also showed in 
excess of $900 per AE), those strategic properties 
with year-round access and particularly those with 
significant potential to increase productive capacity 
are quite saleable at present. But the overall market 
still appears cautious and very discerning about the 
asset they might potentially buy and must know the 
property’s true current and potential productive 
capacity – the price will be penalised the less 
transparent this is.

In other news, we understand that a deal has been 
struck by a former NT cattleman for Moroak/
Goondooloo (2,329 square kilometres, 190 kilometres 
east of Katherine). The details remain confidential at 
this stage, however if the sale is consummated at the 
reported contract price it will confirm a stabilisation 
of values which are comparable to several other 
recent northern live export dependant pastoral sales. 

We also note that Wyworrie Station (431 square 
kilometres) around 170 kilometres south of Katherine 
on the Sturt Plateau also went to auction on 17 
April where it was passed in, but negotiations are 
continuing with a number of interested parties.  
Expressions of interest also closed on the same day 
for the Glen Helen and Derwent pastoral aggregation 
(3,080 square kilometres combined) around 230 
kilometres north-west of Alice Springs.

Other new entries onto the market in the past 
six weeks includes Hodgson River (1,110 square 
kilometres) 300 kilometres south-west of Katherine, 
Kiana (3,318 square kilometres) 1,132 kilometres 
south-west of Katherine and Singleton (2,949 square 
kilometres) 390 kilometres north of Alice Springs.

There have been no significant sales of any freehold 
farming land within the past two months from any 
of the main agriculture or horticulture regions in the 
Northern Territory or Kimberley. We note however 
that Bonalbo (6,450 hectares) located in the Douglas 

Daly District has returned to the market for sale and 
will be an interesting test of confidence in the live 
export sector as this property has been well utilised 
as a trading block.
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Capital City Property Market Indicators – Houses
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Capital City Property Market Indicators – Houses 
Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

Rental Vacancy Situation Balanced market Balanced market Balanced market Balanced market Over-supply of 
available property 
relative to demand 

Balanced market Balanced market Balanced market 

Rental Vacancy Trend Steady Tightening - Steady Steady Steady Increasing Steady Increasing Steady 

Demand for New Houses Strong Strong Strong Soft Soft Strong Strong Fair 

Trend in New House Construction Steady Steady - Increasing Increasing strongly Steady Steady Steady Increasing Steady 

Volume of House Sales  Declining Increasing strongly - 
Increasing 

Steady Steady Steady Increasing Steady Increasing 

Stage of Property Cycle Peak of market Rising market Rising market Start of recovery Peak of market Start of recovery Peak of market Rising market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Occasionally Occasionally Occasionally Occasionally Almost never Occasionally Occasionally Almost never 

Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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Capital City Property Market Indicators – Units
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Capital City Property Market Indicators – Units 
Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

Rental Vacancy Situation Shortage of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Balanced market Balanced market Over-supply of 
available property 
relative to demand 

Balanced market Balanced market Over-supply of 
available property 
relative to demand 

Rental Vacancy Trend Tightening Steady Steady Steady Increasing Steady Increasing Steady 

Demand for New Units Strong Fair Strong Soft Soft Strong Fair Fair 

Trend in New Unit Construction Increasing Increasing strongly Increasing strongly Steady Steady Steady Steady Steady 

Volume of Unit Sales Declining Increasing Steady Steady Steady Increasing Steady Steady 

Stage of Property Cycle Peak of market Rising market - 
Peak of market 

Rising market Start of recovery Peak of market Start of recovery Peak of market Bottom of market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Frequently Occasionally Occasionally Occasionally Almost never Occasionally Occasionally Almost never 

Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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Capital City Property Market Indicators – Industrial
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Capital City Property Market Indicators – Industrial 
Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

Rental Vacancy Situation Balanced market Shortage of 
available property 
relative to demand 

Balanced market - 
Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Balanced market Over-supply of 
available property 
relative to demand 

Rental Vacancy Trend Steady Tightening Steady Steady Increasing Increasing Increasing Steady 

Rental Rate Trend Increasing Stable - Increasing Stable Stable Declining Declining Stable Stable 

Volume of Property Sales  Increasing Increasing Increasing Steady Declining Declining Declining Steady 

Stage of Property Cycle Rising market Rising market Start of recovery Bottom of market Declining market Declining market Start of recovery Bottom of market 

Local Economic Situation Steady growth Flat Flat Contraction Contraction Contraction Steady growth Flat 

Value Difference between Quality Properties 
with National Tenants, and Comparable 
Properties with Local Tenants 

Significant Small Significant - Large Significant Significant Small Significant Large 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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New South Wales Property Market Indicators – Houses

Month in Review
May 2015

New South Wales Property Market Indicators - Houses 
Factor Albury Bathurst Canberra/ 

Q’beyan 
Central 
Coast Dubbo Griffith Mudgee New-

castle Orange Sydney Tam-
worth 

North 
Coast 

Wagga 
Wagga 

Wollon-
gong 

Coffs 
Harbour 

Rental Vacancy Situation Shortage of 
available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Severe 
shortage 
of 
available 
property 
relative to 
demand 

Shortage 
of 
available 
property 
relative to 
demand 

Shortage 
of 
available 
property 
relative to 
demand 

Severe 
shortage 
of 
available 
property 
relative to 
demand 

Shortage 
of 
available 
property 
relative to 
demand 

Over-
supply of 
available 
property 
relative to 
demand 

Balanced 
market 

Balance
d 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Shortage 
of 
available 
property 
relative to 
demand 

Rental Vacancy Trend Steady Steady Steady Tightenin
g sharply 

Steady Steady Tightenin
g 

Tightenin
g 

Steady Steady Tighteni
ng 

Steady Steady Tightenin
g - Steady 

Tightenin
g 

Demand for New Houses Strong Fair Fair Very 
strong 

Strong Fair Strong Strong Fair Strong Fair Strong Strong Strong Strong 

Trend in New House Construction Steady Steady Steady Increasin
g strongly 

Increasing Steady Increasing Increasin
g 

Steady Steady Steady Steady Increasin
g 

Increasing Increasing 

Volume of House Sales  Steady Steady Increasing Increasin
g 

Steady Increasin
g 

Steady Steady Steady Declining Steady Steady Steady Increasing Increasing 

Stage of Property Cycle Bottom of 
market 

Start of 
recovery 

Rising 
market 

Rising 
market 

Peak of 
market 

Start of 
recovery 

Rising 
market 

Peak of 
market 

Start of 
recovery 

Peak of 
market 

Rising 
market - 
Peak of 
market 

Bottom of 
market 

Start of 
recovery 

Rising 
market - 
Peak of 
market 

Rising 
market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

Occasion-
ally 

Frequently Almost 
never 

Almost 
never 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

Very 
frequently 

Frequentl
y 

Occasion-
ally 

Occasio
nally 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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New South Wales Property Market Indicators – Units

Month in Review
May 2015

  New South Wales Property Market Indicators - Units 
Factor Albury Bathurst Canberra/ 

Q’beyan 
Central 
Coast Dubbo Griffith Mudgee New-

castle Orange Sydney Tam-
worth 

North 
Coast 

Wagga 
Wagga 

Wollon-
gong 

Coffs 
Harbour 

Rental Vacancy Situation Shortage of 
available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Severe 
shortage 
of 
available 
property 
relative to 
demand 

Shortage 
of 
available 
property 
relative to 
demand 

Balanced 
market 

Severe 
shortage 
of 
available 
property 
relative to 
demand 

Shortage 
of 
available 
property 
relative to 
demand 

Over-
supply of 
available 
property 
relative to 
demand 

Shortage 
of 
available 
property 
relative to 
demand 

Balance
d 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Shortage 
of 
available 
property 
relative to 
demand 

Rental Vacancy Trend Steady Steady Steady Tightenin
g sharply 

Steady Steady Tightenin
g 

Tightenin
g 

Steady Tightenin
g 

Tighteni
ng 

Steady Steady Tightenin
g - Steady 

Tightenin
g 

Demand for New Units Soft Fair Fair Strong Strong Soft Strong Strong Fair Strong Fair Strong Fair Strong Strong 

Trend in New Unit Construction Declining Steady Steady Increasin
g 

Increasing Declining Increasing Increasin
g 

Steady Increasin
g 

Steady Steady Steady Increasing Increasing 

Volume of Unit Sales  Declining Steady Steady Increasin
g 

Steady Steady Steady Steady Steady Declining Steady Steady Steady Increasing Increasing 

Stage of Property Cycle Bottom of 
market 

Start of 
recovery 

Bottom of 
market 

Rising 
market 

Peak of 
market 

Start of 
recovery 

Rising 
market 

Peak of 
market 

Start of 
recovery 

Peak of 
market 

Rising 
market - 
Peak of 
market 

Bottom of 
market 

Start of 
recovery 

Rising 
market - 
Peak of 
market 

Rising 
market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

Occasion-
ally 

Frequently Almost 
never 

Almost 
never 

Occasion-
ally 

Almost 
never 

Occasion-
ally 

Very 
frequently 

Frequentl
y 

Frequentl
y 

Occasio
nally 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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New South Wales Property Market Indicators – Industrial

Month in Review
May 2015

New South Wales Property Market Indicators – Industrial  
Factor Albury Bathurst Canberra/ 

Q’beyan 
Central 
Coast Dubbo Griffith Mudgee New-

castle Orange Sydney Tam-
worth 

North 
Coast 

Wagga 
Wagga 

Wollon-
gong 

Coffs 
Harbour 

Rental Vacancy Situation Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Over-
supply of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Over-
supply of 
available 
property 
relative to 
demand 

Over-
supply of 
available 
property 
relative to 
demand 

Over-
supply of 
available 
property 
relative to 
demand 

Over-
supply of 
available 
property 
relative to 
demand 

Over-
supply of 
available 
property 
relative to 
demand 

Rental Vacancy Trend Increasing Steady Steady Tightenin
g 

Steady Steady Steady Tightenin
g 

Steady Steady Increasing Steady Steady Steady Steady 

Rental Rate Trend Declining Stable Stable Stable Stable Stable Stable Stable Stable Increasin
g 

Declining Stable Declining Stable Declining 

Volume of Property Sales  Steady Steady Steady Increasin
g 

Steady Steady Steady Steady Steady Increasin
g 

Steady Declining Steady Increasin
g - Steady 

Steady 

Stage of Property Cycle Bottom of 
market 

Rising 
market 

Bottom of 
market 

Bottom of 
market 

Rising 
market 

Start of 
recovery 

Rising 
market 

Start of 
recovery 

Declining 
market 

Rising 
market 

Peak of 
market 

Bottom of 
market 

Bottom of 
market 

Bottom of 
market 

Rising 
market 

Local Economic Situation Flat Flat Flat Flat Flat Flat Flat Flat Contractio
n 

Steady 
growth 

Contractio
n 

Flat Flat Flat Steady 
growth 

Value Difference between Quality 
Properties with National Tenants, 
and Comparable Properties with 
Local Tenants 

Significant Small - 
Significant 

Large Significan
t 

Significant Significan
t 

Significant Large Small - 
Significant 

Significan
t 

Significant Significan
t 

Significant Significan
t - Large 

Significant 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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Victoria/Tasmania Property Market Indicators - Houses

Month in Review
May 2015

Victorian and Tasmanian Property Market Indicators – Houses 

Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
   

Factor Bendigo Echuca Horsha
m Gippsland Melbourne Mildura Shepparton Latrobe 

Valley 
Warrnam
bool 

Burnie / 
Davenport Hobart Launceston 

Rental Vacancy Situation Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Shortage 
of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Rental Vacancy Trend Steady Steady Steady Steady Tightening - 
Steady 

Steady Steady Tightenin
g 

Increasing Steady Steady Steady 

Demand for New Houses Strong Soft Fair Fair Strong Fair Strong Fair Strong Strong Strong Strong 

Trend in New House Construction Increasing Steady Steady Steady Steady - 
Increasing 

Steady Increasing Increasing Increasing Steady Steady Steady 

Volume of House Sales  Increasing Steady Declining Steady Increasing 
strongly - 
Increasing 

Increasin
g 

Steady Increasing Steady Increasing Increasin
g 

Increasing 

Stage of Property Cycle Rising 
market 

Start of 
recovery 

Peak of 
market 

Peak of 
market 

Rising market Start of 
recovery 

Bottom of 
market 

Rising 
market 

Rising 
market 

Start of 
recovery 

Start of 
recovery 

Start of recovery 

Are New Properties Sold at Prices Exceeding 
Their Potential Resale Value 

Occasionally Very 
frequently 

Occasion-
ally 

Occasionally Occasionally Occasion-
ally 

Occasionally Occasion-
ally 

Occasion-
ally 

Occasionally Occasion-
ally 

Occasionally 
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Victoria/Tasmania Property Market Indicators – Units

Month in Review
May 2015

Victorian and Tasmanian Property Market Indicators - Units 

Factor Bendigo Echuca Horsham Gippslan
d Melbourne Mildura Shepparton Latrobe 

Valley Ballarat 
Burnie / 
Davenport Hobart Launceston 

Rental Vacancy Situation Shortage 
of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property relative 
to demand 

Shortage 
of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Rental Vacancy Trend Steady Steady Steady Steady Steady Steady Steady Tightenin
g 

Increasing Steady Steady Steady 

Demand for New Houses Strong Soft Soft Fair Fair Fair Very soft Fair Strong Strong Strong Strong 

Trend in New House Construction Steady Steady Steady Steady Increasing 
strongly 

Declining Increasing 
strongly 

Steady Increasing Steady Steady Steady 

Volume of House Sales  Increasing Steady Declining Steady Increasing Steady Declining Increasing Steady Increasing Increasing Increasing 

Stage of Property Cycle Rising 
market 

Start of 
recovery 

Peak of 
market 

Peak of 
market 

Rising market 
- Peak of 
market 

Start of 
recovery 

Bottom of 
market 

Rising 
market 

Rising 
market 

Start of 
recovery 

Start of 
recovery 

Start of recovery 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Occasion-
ally 

Very 
frequently 

Occasion-
ally 

Occasion-
ally 

Occasionally Almost 
never 

Occasionally Occasion-
ally 

Occasionally Occasionally Occasion-
ally 

Occasionally 

Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
 
   



© Herron Todd White Copyright 2013No responsibility is accepted to any third party that may use or rely on the whole or any part of the content of this publication.

M
ar

ke
t

In
di

ca
to

rs

1

Victoria/Tasmania Property Market Indicators – Industrial

Month in Review
May 2015

Victorian and Tasmanian Property Market Indicators – Industrial 
 

Factor Bendigo Echuca Gippsland Melbourne Mildura Latrobe 
Valley Wodonga 

Burnie/ 
Davenport Hobart Launceston 

Rental Vacancy Situation 
 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Over-supply of 
available 
property 
relative to 
demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Rental Vacancy Trend 
 

Steady Increasing Increasing Tightening Steady Tightening Increasing Increasing Increasing Increasing 

Rental Rate Trend 
 

Stable Stable Stable Stable - 
Increasing 

Stable Stable Declining Declining Declining Declining 

Volume of Property Sales 
 

Steady Steady Steady Increasing Steady Increasing Steady Declining Declining Declining 

Stage of Property Cycle 
 

Rising 
market 

Declining 
market 

Declining 
market 

Rising market Bottom of 
market 

Rising market Bottom of 
market 

Declining market Declining market Declining market 

Local Economic Situation 
 

Steady 
growth 

Flat Flat Flat Flat Steady growth Flat Contraction Contraction Contraction 

 
Value Difference between Quality 
Properties with National Tenants, and 
Comparable Properties with Local Tenants 
 

Small Significant Small Small Small Small Significant Small Small Small 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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Queensland Property Market Indicators – Houses

Month in Review
May 2015

Queensland Property Market Indicators - Houses 
Factor Cairns Towns-

ville 
Whit-
sunday Mackay Rock-

hampton Emerald Glad–
stone 

Bunda-
berg 

Hervey 
Bay 

Sun-
shine 
Coast 

Brisbane Gold 
Coast Ipswich Too-

woomba 
Rental Vacancy Situation Shortage of 

available 
property 
relative to 
demand 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand - 
Balanced 
market 

Over-
supply of 
available 
property 
relative to 
demand 

Over-
supply of 
available 
property 
relative to 
demand 

Large over-
supply of 
available 
property 
relative to 
demand 

Over-
supply of 
available 
property 
relative to 
demand 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Rental Vacancy Trend Increasing Steady - 
Increasing 

Steady Increasing Increasing Steady Steady Steady Tightening Tightening Steady Tightening Steady Steady - 
Increasing 

Demand for New Houses Soft Soft Fair Soft - Fair Fair Very soft Soft Fair Fair - 
Strong 

Strong Strong Very strong Strong Strong 

Trend in New House 
Construction 

Increasing Steady Steady Declining - 
Steady 

Steady Declining 
significantly 

Steady Increasing Steady - 
Increasing 

Increasing Increasing 
strongly 

Increasing Increasing 
strongly 

Increasing 

Volume of House Sales  Increasing Steady Steady Steady Declining Declining Increasing Declining Increasing - 
Steady 

Increasing Steady Increasing 
strongly 

Steady Steady 

Stage of Property Cycle Rising 
market 

Start of 
recovery 

Bottom of 
market - 
Rising 
market 

Declining 
market 

Bottom of 
market 

Declining 
market 

Bottom of 
market 

Bottom of 
market 

Start of 
recovery 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
market - 
Peak of 
market 

Are New Properties Sold at 
Prices Exceeding Their 
Potential Resale Value 

Occasion-
ally 

Occasion-
ally 

Almost 
never - 
Occasion-
ally 

Frequently 
- Very 
frequently 

Almost 
never 

Occasion-
ally 

Occasion-
ally 

Almost 
never 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

Very 
frequently 

Occasion-
ally 

Frequently 

Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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Queensland Property Market Indicators – Units

Month in Review
May 2015

Queensland Property Market Indicators - Units  

Factor Cairns Towns-
ville 

Whit-
sunday Mackay Rock-

hampton Emerald Glad-
stone 

Bunda-
berg 

Hervey 
Bay 

Sun-
shine 
Coast 

Brisbane Gold 
Coast Ipswich Too-

woomba 
Rental Vacancy Situation Shortage of 

available 
property 
relative to 
demand 

Over-
supply of 
available 
property 
relative to 
demand 

Balanced 
market 

Over-
supply of 
available 
property 
relative to 
demand 

Over-
supply of 
available 
property 
relative to 
demand 

Large over-
supply of 
available 
property 
relative to 
demand 

Over-
supply of 
available 
property 
relative to 
demand 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market - 
Over-
supply of 
available 
property 
relative to 
demand 

Rental Vacancy Trend Tightening Steady Steady - 
Increasing 

Increasing Increasing Steady Steady Steady Steady Tightening Steady Steady Tightening Increasing 

Demand for New Units Very soft Fair Fair Soft - Fair Fair Very soft Very soft Fair Fair Fair Strong Fair Strong Soft - Fair 

Trend in New Unit 
Construction 

Declining Steady Steady Declining - 
Steady 

Increasing 
strongly 

Declining 
significantly 

Steady Increasing Steady - 
Increasing 

Increasing Increasing 
strongly 

Steady Increasing Increasing 

Volume of Unit Sales  Increasing Steady Steady Steady Steady Declining 
significantly 

Steady Declining Increasing - 
Steady 

Increasing Steady Increasing - 
Steady 

Steady Steady 

Stage of Property Cycle Start of 
recovery 

Start of 
recovery 

Bottom of 
market - 
Rising 
market 

Declining 
market 

Bottom of 
market 

Declining 
market 

Declining 
market 

Bottom of 
market 

Start of 
recovery 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
market 

Rising 
market - 
Peak of 
market 

Are New Properties Sold at 
Prices Exceeding Their 
Potential Resale Value 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

Frequently 
- Very 
frequently 

Almost 
never 

Occasion-
ally 

Very 
frequently 

Almost 
never 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

Frequently Frequently Frequently 

Red entries indicate change from previous month to a higher risk-rating Blue entries indicate change from previous month to a lower risk-rating 
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Queensland Property Market Indicators – Industrial 

Month in Review
May 2015

Queensland Property Market Indicators – Industrial  
Factor Cairns Townsville Mackay Rock-

hampton Gladstone Bundaberg Hervey 
Bay 

Sunshine 
Coast Brisbane Gold Coast Too-

woomba 
Rental Vacancy Situation Balanced 

market 
Balanced 
market - Over-
supply of 
available 
property 
relative to 
demand 

Over-supply of 
available 
property 
relative to 
demand - 
Large over-
supply of 
available 
property 
relative to 
demand 

Over-supply of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Large over-
supply of 
available 
property 
relative to 
demand 

Balanced 
market - Over-
supply of 
available 
property 
relative to 
demand 

Balanced 
market - Over-
supply of 
available 
property 
relative to 
demand 

Balanced 
market - Over-
supply of 
available 
property 
relative to 
demand 

Balanced 
market 

Rental Vacancy Trend Steady Steady Increasing Steady Increasing Steady Steady Tightening - 
Steady 

Steady Tightening Steady 

Rental Rate Trend Stable Stable Declining Stable Declining Stable Stable Stable Stable Increasing Stable 

Volume of Property Sales  Steady Steady Declining Steady Steady Steady Steady Steady Increasing Increasing Increasing - 
Steady 

Stage of Property Cycle Start of 
recovery 

Bottom of 
market 

Peak of market 
- Declining 
market 

Start of 
recovery 

Declining 
market 

Bottom of 
market 

Bottom of 
market 

Start of 
recovery 

Start of 
recovery 

Bottom of 
market - Rising 
market 

Bottom of 
market - Rising 
market 

Local Economic Situation Flat Steady growth Flat - 
Contraction 

Flat Contraction Flat Flat Steady growth 
- Flat 

Flat Steady growth Flat - 
Contraction 

Value Difference between Quality 
Properties with National Tenants, and 
Comparable Properties with Local 
Tenants 

Small Small Significant Small Small Significant Significant Significant Significant - 
Large 

Significant Significant 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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Northern Territory, South Australia & Western Australia Property Market Indicators – Houses

Month in Review
May 2015

SA, NT and WA Property Market Indicators - Houses 
Factor Adelaide Adelaide Hills Barossa 

Valley 
Iron 
Triangle 

Mount 
Gambier Riverland Alice 

Springs Darwin South West 
WA Perth 

Rental Vacancy Situation Balanced 
market 

Balanced market Balanced 
market 

Balanced 
market 

Balanced 
market 

Shortage of 
available 
property relative 
to demand 

Over-supply 
of available 
property 
relative to 
demand - 
Large over-
supply of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Rental Vacancy Trend Steady Steady Steady Steady Steady Tightening Steady - 
Increasing 

Increasing Steady Increasing 

Demand for New Houses Soft Soft Soft Soft Fair Soft Fair Strong Strong Soft 

Trend in New House Construction Steady Steady Steady Steady Declining Steady Steady - 
Increasing 

Increasing Increasing Steady 

Volume of House Sales  Steady Steady Steady Steady Increasing Steady Steady Steady Steady Steady 

Stage of Property Cycle Start of 
recovery 

Start of recovery Start of 
recovery 

Start of 
recovery 

Bottom of 
market 

Bottom of 
market 

Start of 
recovery - 
Bottom of 
market 

Peak of 
market 

Start of 
recovery 

Peak of 
market 

Are New Properties Sold at Prices Exceeding Their 
Potential Resale Value 

Occasionally Occasionally Occasionally Occasion-
ally 

Occasionally Almost never Almost never Occasionally Almost never Almost never 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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Northern Territory, South Australia & Western Australia Property Market Indicators – Units

Month in Review
May 2015

SA, NT and WA Property Market Indicators - Units  

Factor Adelaide Adelaide Hills Barossa 
Valley Iron Triangle Mount 

Gambier Riverland Alice Springs Darwin South 
West WA Perth 

Rental Vacancy Situation Balanced 
market 

Balanced market Balanced 
market 

Balanced 
market 

Balanced 
market 

Shortage of 
available 
property relative 
to demand 

Over-supply of 
available property 
relative to 
demand - Large 
over-supply of 
available property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Over-supply of 
available property 
relative to 
demand 

Rental Vacancy Trend Steady Steady Steady Steady Steady Tightening Steady - 
Increasing 

Increasing Steady Increasing 

Demand for New Units Soft Soft Soft Soft Soft Soft Fair Fair Strong Soft 

Trend in New Unit Construction Steady Steady Steady Steady Declining Steady Steady - 
Increasing 

Steady Increasing Steady 

Volume of Unit Sales  Steady Steady Steady Steady Steady Steady Steady Steady Steady Steady 

Stage of Property Cycle Start of 
recovery 

Start of recovery Start of 
recovery 

Start of 
recovery 

Bottom of 
market 

Bottom of 
market 

Start of recovery - 
Bottom of market 

Peak of market Start of 
recovery 

Peak of market 

Are New Properties Sold at Prices Exceeding 
Their Potential Resale Value 

Occasionally Occasionally Occasion-
ally 

Occasionally Almost never Almost never Almost never Occasionally Almost never Almost never 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
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Northern Territory, South Australia & Western Australia Property Market Indicators – Industrial

Month in Review
May 2015

SA, NT and WA Property Market Indicators – Industrial  
Factor Adelaide Adelaide 

Hills Barossa Valley Iron Triangle Riverland Alice Springs Darwin South West 
WA Perth 

Rental Vacancy Situation Over-supply of 
available 
property relative 
to demand 

Over-supply of 
available 
property relative 
to demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available 
property relative 
to demand 

Large over-
supply of 
available 
property relative 
to demand 

Balanced market Balanced 
market 

Balanced market Over-supply of 
available property 
relative to demand 

Rental Vacancy Trend Steady Steady Steady Steady Steady Increasing Increasing Increasing Increasing 

Rental Rate Trend Stable Stable Stable Stable Stable Stable Stable Declining Declining 

Volume of Property Sales  Steady Steady Steady Steady Steady Declining Declining Declining Declining 

Stage of Property Cycle Bottom of market Bottom of market Bottom of market Bottom of 
market 

Bottom of market Start of recovery Start of 
recovery 

Bottom of market Declining market 

Local Economic Situation Contraction Contraction Contraction Contraction Flat Steady growth Steady 
growth 

Flat Contraction 

Value Difference between Quality Properties 
with National Tenants, and Comparable 
Properties with Local Tenants 

Significant Significant Significant Significant Large Significant Significant Small Significant 

Red entries indicate change from 3 months ago to a higher risk-rating Blue entries indicate change from 3 months ago to a lower risk-rating 
 
   



Telephone 1300 880 489
admin@htw.com.au
htw.com.au

Local expertise. 
National strength. 
Trusted solutions.
Herron Todd White is Australia’s 
leading independent property 
valuation and advisory group. For 
more than 45 years, we’ve helped 
our customers make the most of 
their property assets by providing 
sound valuations and insightful 
analytical advice.

With offices in every capital city, 
most regional centres, and right 
across rural Australia, we are 
where you are. Our valuers work 
in the property market everyday, 
providing professional services for 
all classes of property including 
commercial, industrial, retail, rural 
and residential.

Herron Todd White is Australian 
owned and operated. With 
directors who are owners in the 
business, our team has a personal 
stake in providing you with the 
best service possible.

Liability limited by a scheme 
approved under Professional 
Standards Legislation. The scheme 
does not apply within Tasmania.


