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The coming 12 months have a tough act to follow. 
2015 saw Sydney property reach confounding highs, 
with many sites in Melbourne not far behind. Step 
outside these two metropolises (or is it metropolies) 
and you’re suddenly sitting in world of sensible, solid, 
Australian real estate, where markets have ebbed 
and flowed between the modest gains of Brisbane 
and the diving performance of Perth. Introduce 
regionals into the mix and you’ll see even more 
variation.

If there was anything last year taught us, it’s you 
can never call our Australian property markets 
predictable. Nor can you cover them with one 
descriptive blanket. We are too broad to be 
categorised by a single label. Accept the differences 
and be glad for the options. We are a country where 
the local drivers range from financial services to 
million acre grazing, tourism meccas to technological 
hubs. Every state, territory, village and hamlet makes 
their mark by relying on their own mix of fiscal 
drivers. For example, our fallen dollar may have 
importers wringing their hands, but there’s no doubt 
anybody relying on well-travelled international

holiday makers to prop up their cash flow is feeling 
more loved now than 12 months ago.

So here we sit, heading into another year and 
wondering exactly what it has in store. All this soul 
searching should lead to one conclusion, the best 
way to get your head around each property market is 
to seek local advice.

As we do each year for February, we’ve talked to 
our contributors from around the nation and asked 
them to decode our property markets on a micro 
level. One of Herron Todd White’s great advantages 
as a national company is it’s ability to deal with the 
big property market picture by having hundreds of 
local experts – many down to suburb and street level 
– available for comment. They have each taken the 
time to consider 2016 in their markets and provide 
their thoughts.

Submissions for this annual year-ahead issue 
shouldn’t be taken lightly. When one non-Herron 
Todd White commentator was recently asked how his 
previous year’s predictions faired, this well respected 
and highly intelligent gent said, “Please don’t rake 
over those coals!”

Our experts aren’t let off the hook so easily. They not 
only have to front up and go public with a few choice 
picks about 2016, but come the end of the year, 
they’ll be required to revisit todays musings  and 
tell all where they got it right, and where it all went 
wrong. There will be no escape.

If you’re commercially inclined, perhaps the retail 
sector will tickle your fancy in 2016. The Herron 
Todd White team is telling all on retail for the next 12 
months with an area-by-area breakdown of where 
retail stock is set to head. We find out not only what’s 
about to fly off the shelves in retail property, but 
where investors should duck for cover too. Whether 
it’s purchase price or rental return, we’ve got retail 
covered for the coming annum.

So enjoy the spoils of receiving our Month In Review 
in your inbox, dear reader. You’re about to be 
amongst the best informed property operators in the 
country, and are set to steer your way towards the 
very best this year has to offer.

2016 – The year ahead

Will it fire or fizzle?
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Entries coloured purple indicate positional change from last month.
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Overview
Some say the retail sector is set for an upward swing 
in 2016, but as we all know, markets are a broad 
church across our nation.

While one locality may be firing along, economic 
hardship elsewhere will spell a disastrous downturn 
for landlords. There are also vast differences in 
individual properties within the same service area. 
Blue-chip and secondary stock just a few kilometres 
apart can perform very differently.

This month, our commercial teams will be giving you 
a master class on the retail property sector for 2016.

Sydney
The retail market in Sydney has been stronger over 
the past 12 months with increased demand from 
investors, increases in rental income and generally 
lower vacancy rates. 

The next 12 months looks set to follow a similar trend. 
Increased demand from investors will continue to 
drive the market. Properties with established retail 
tenants will be popular this year, particularly if the 
share market continues its downward trend. 

CBD and prime retail locations are still going strong 
with several transactions at sub 5% yields in the last 
half of 2015. The anticipation of changes to the CBD 
such as the light rail and George Street closure have 
investors looking to the CBD for returns and capital 
growth. We consider this demand is likely to continue. 

Generally rents look likely to remain stable this year 
with evidence that an increase in prime locations is 
probable. 

Areas to watch are strong suburban strips that have 
embraced change. A good example is Oxford Street, 
Paddington which has been plagued by high vacancy 
rates and extended selling periods. While some 
pockets of fashion remain along this once popular 
strip, change is becoming evident with restaurants, 
wine bars and cafes now the focus. 

The main area for concern in the retail market is 
suburban strata lots. The increase in mixed use 
development across the Sydney metro area has 
increased supply. Most of these are offered to the 
market on a vacant possession basis and therefore 
lack appeal for investors. Last year saw increased 
vacancy rates in some of the areas where this type of 
development is concentrated. 2016 does not look any 
better for this asset type, with more development 
occurring and little increase in demand.  

Bulky goods also remain a focus in Sydney with new 
residential subdivisions in the south-west, west and 
north-west of Sydney driving demand. The impact 
of the recent announcement that Woolworths will be 
selling or winding up the Masters Home Improvement 
chain is yet to be seen but may bring bulky goods 
under scrutiny. 

Overall the outlook for retail is positive with 2016 
looking to be a year of further growth in capital 
values and rentals, particularly among the prime 
locations where investors are most active. 

Canberra
We are of the view that 2016 will be a year of 
consolidation.  In the latter part of 2015 we saw 
the opening of two major retail facilities – Ikea in 
Majura Park close to the airport and Bunnings in 
Gunghalin Town Centre.  Both these facilities will 
affect neighbouring traders however Christmas trade 
probably softened the impact in the short term. 

We are aware that furniture traders in Fyshwick are 
concerned that there will be a negative impact on 
trade and indeed we understand one trader has 
decided to change their focus from Ikea style flat 
pack to a more conventional furniture format.

Tabcorp sold a range of small scale retail shops, both 
vacant possession and leased investment properties, 
in November. Eight properties were sold of which 
three were short term leasebacks to Tabcorp in the 
price range $800,000 to $1.12 million which indicated 
a yield range of circa 4.7% to 5.3%.  A further 
five were sold with vacant possession. The highest 
price was achieved at Kambah - $741,500 ($7,250 
per square metre) and the lowest price $590,000 
($6,550 per square metre).  The sales point to some 
underlying strength in neighbourhood centres both 
from investors and also owner-occupiers.  
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Retail sales statistics issued in November by the ABS 
indicate that there is growth occurring in the ACT 
albeit at a relatively low level of 0.2% per month in 
trend terms however on a seasonally adjusted basis 
this jumps to 0.9% - even higher than Queensland.  
The trend is positive and augers well for retailers.  

The only downside we see on the horizon is the 
impact of Dick Smith perhaps departing from 
the major malls in the ACT as we have observed 
that vacancies are difficult to fill quickly in these 
centres.  We will also be watching the impact of 
the new Bunnings Gungahlin store particularly on 
Home Timber and Hardware and the impact of Ikea 
on furniture outlets generally but particularly in 
Fyshwick.

Wollongong
In broad terms we anticipate more of the same for 
the retail property market in 2016 with conditions 
in most areas to remain flat amongst a competitive 
retail environment.  The Wollongong CBD is 
expected to continue its rapid transformation with 
its evolution to small bars, restaurants and cafés. 
Crown Street Mall is likely to continue its change 
from a fashion and café strip to a banking, finance 
and commercial services precinct with Keira Street 
surrounding Wollongong Central and Lower Crown 
Street containing the CBD’s restaurant and night 
time precincts. The completion of several large 
scale residential unit developments in the year will 

add significant population to the CBD and will assist 
retail trade although additional retail and commercial 
space (strata units) will also be added in these mixed 
use developments converting some tenants to 
owner occupiers. Rents are expected to remain flat 
however yields are expected to tighten further given 
investor demand and the continued low interest rate 
environment. Opportunities will exist in the region for 
smart investors to reposition tired assets.  

Albury
The retail market in 2016 should continue to show 
firmer yields than were achieved in 2014 and early 
2015 for well leased investment properties.

Vacancy rates look to remain stable, as do rental 
rates following their decline post the global financial 
crisis.

Property located outside renowned shopping 
precincts should be avoided due to the difficulty in 
obtaining tenants if vacancies occur.

Our valuers will be taking caution while looking at 
market rents established prior to 2010 as market 
reviews may result in a lower rent.

Newcastle
The retail investment market was strong in 2015 
in the Newcastle CBD and surrounding established 
retail areas such as Charlestown and Kotara. We’re 
expecting these conditions to remain relatively 

strong in the short term and values are expected 
to remain on the rise throughout 2016 with a retail 
market downturn more likely to occur in 2017. While 
this potential market downturn is expected due to 
weakening macro environmental factors, local supply 
and demand factors for well tenanted retail property 
are still weighted towards the seller in current market 
conditions. 

There are a number of interesting retail properties 
on the market, including 152 and 164 Hunter Street, 
Newcastle. These are heritage listed mixed use retail 
and office buildings located within the CBD, adjacent 
to the GPT/Urban Growth development and directly 
across from Queens Wharf. In fact these sites are 
being off loaded by the joint venture as surplus to 
their requirements in the proposed new, smaller 
development. The buildings will be well placed to 
take advantage of any development GPT and Urban 
Growth eventually proceed with, however, re-
development options for these buildings are limited 
given the heritage listing. We see these buildings as 
a good litmus test to provide an indication of the risk 
appetite of investors and developers in the current 
market compared to the last time these buildings 
were offered to the market and not sold around 2010. 

New South Wales Far North Coast
We envisage the retail sector to remain very tight 
particularly for non coastal localities. The influence 
of major retailers remains strong with smaller mum 
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and dad type businesses generally struggling. This is 
likely to be reflected in the rental market where rents 
will remain stable in prime locations and experience 
downward pressure in secondary locations. 

It appears interest rates are going to remain 
relatively low with indications that further falls are 
possible. As such we expect increased interest from 
private investors and private super funds looking 
for superior returns than available from the banks. 
National tenanted properties will remain well sought 
after with stable to slightly lower yields. 

There is potential that investors 
will start to seek out locally 
tenanted investment properties 
rather than nationally tenanted 
properties, as they offer yields 2% 
to 3% higher. 
This could put downward pressure on the general 
investment market. However, at this stage we would 
expect investors to remain cautious given global 
risks and only likely to show interest where there is a 
well established long term local tenant, rather than 
properties with short leases or high vacancies.

Byron Bay rents appear relatively stable with a 
softening in yields over the past 12 months and we 

would expect the market to remain strong. Any 
reduced activity in the market is unlikely to show an 
immediate impact on values. We are more likely to 
see extended selling periods and increasing supply 
with values initially remaining stable. The strength 
behind Byron Bay’s retail market remains the tourist 
industry. Local businesses are reporting a very 
strong tourist presence.

The recent completion of the Byron Bay motorway 
tunnel (St Helena) and duplication of the highway to 
Ballina may assist in the day tripper market over the 
quieter autumn and winter periods which may assist 
Ballina’s retail and tourist markets.

Coffs Harbour 
The retail rental market throughout 2015 proved 
difficult with higher than normal vacancy rates 
and price sensitivity in rental levels. The 2016 year 
should be similar with specialised or distinct retailing 
sectors performing well but broad sectors of the 
market continuing to be affected by on line sales 
and competition from major corporate retailers. 
Rental negotiations have generally favoured tenants 
with some reduction in rents at negotiations for the 
exercise of option to market levels.

Based on the prevailing low interest rate climate 
and low returns from deposit funds, investment in 
strongly tenanted retail property will remain strong 
with a continuation of firm yields. There is some risk 

to property value levels for existing owner investors 
who have tenants vacating.

The superannuation rules and regulations continue 
to impact market investment and assuming these 
are maintained, superannuation investment should 
continue to support the retail property market. We 
consider value levels will remain strong for well 
leased property with some sensitivity reflected in 
higher yields for fringe property.

The strength of the tenant, lease term, location and 
building quality will remain the key factors governing 
retail property performance in 2016. 

Fringe property with poor trade and occupancy 
history present as the most obvious sector of risk.
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Melbourne
The Melbourne retail market continues to perform 
strongly as evidenced by the increased volume of 
retail transactions in the past 12 months. Factors 
such as the low interest rate environment, weaker 
Australian dollar, and the perception of Australia as a 
safe haven with stable government and transparent 
market have led to increased activity from both 
domestic and foreign purchasers. 

Despite being at an all-time high, 
the retail property market does 
appear to remain somewhat two 
tiered with well-located properties 
and those with long term leases 
and strong lease covenants 
attracting good demand and 
secondary properties in outer 
locations remaining more difficult 
to sell or lease.  
Of late, we have seen an increase in purchaser 
activity whereby sites within proximity to the 
Central Business District are being sought after and 
redeveloped into mixed use complexes consisting of 
ground level retail and upper level residences. The 

increase in demand for development sites has been 
reflected in the strong demand for freehold retail 
sites with potential for redevelopment. These sites 
are often considered to be a good source of interim 
income whilst awaiting planning approvals or funding 
for development. As demand for these sites currently 
outweighs supply, we have seen yield compression 
across many of the retail submarkets. Inner 
suburban regions which have demonstrated strong 
results for freehold retail properties on sites which 
provide medium to longer term potential for mixed 
use development over the last 12 months include 
Richmond, Collingwood, Fitzroy and South Yarra. 
This trend of medium density mixed use development 
on sites within traditional retail strips is extending to 
inner suburbs which are generally within areas with 
good access to public transport such as the northern 
suburbs of Thornbury and Preston and bayside 
suburbs of Cheltenhem and Mentone. The underlying 
value of the land component and potential for future 
redevelopment is viewed by investors as a major 
factor driving investment decisions for freehold retail 
investment property in these markets.

The increase in development activity and surge of 
modern mixed use complexes particularly within a 
ten kilometre radius of Melbourne’s CBD has led to 
a shift in retail investment purchaser activity. As a 
site becomes ripe for residential development driven 
by population and density levels increases, retail 

tenants within these developments hope to benefit 
from the expected increased customer base these 
developments create. This anticipated density growth 
has created competition to secure tenancies within 
these complexes and tenants often agree to landlord 
demands for long term leases and rentals which 
may not always be sustainable in the long term. 
Investors, in turn, are hopeful that as population 
and density increase, tenant demand and rents will 
continue to grow and investments will continue to 
provide a positive return. As such, investor interest 
in strata-titled retail properties subject to long term 
leases and with good lease covenants are particularly 
strong within the current environment. 

Another particular shift in the market of late has 
been the rise in Activity Centres and Transit Cities. 
Areas which historically had not been considered 
prime retail locations but are located within proximity 
of reputable education facilities, infrastructure and 
amenities had in recent times shown exponential 
growth. Examples of these areas include Box Hill, 
Glen Waverley and Springvale. Purchaser interest 
for properties within the Springvale retail and 
commercial precinct is relatively strong within the 
current market environment as evidenced by sales 
activity in the past 12 months. Properties within this 
precinct are tightly held and investment properties, 
be it strata or freehold, have shown considerable 
purchaser interest when placed on the market for 
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sale with sales of strata properties with strong lease 
covenants often showing yields of below 4%. 

Although the current environment appears to be 
strong and purchaser interest for retail properties 
is relatively high, we are of the view that this 
is led by an optimistic buyer perception of the 
market direction and may not ultimately reflect 
what is actually happening in relation to tenant 
demand, affordability and achievable long term 
investment returns on property. There appears to 
be a discrepancy between capital values and rental 
income growth as capital values within popular 
precincts appear to be experiencing strong growth 
while rental income growth appears moderate 
in comparison.  As such, the market within these 
precincts tends to be influenced to a large extent by 
economic volatility. 

Despite the current market sentiment showing strong 
competition, we are of the view that there are still 
opportunities in the market for investors looking 
to purchase retail investment property. Besides 
the Melbourne Central Business District and the 
aforementioned Activity Centres, opportunities are 
still available within secondary or outer suburban and 
lesser known retail strips, as these are marginally 
more affordable and still provide longer term 
potential for refurbishment or redevelopment. 

The Melbourne retail market has experienced a 
significant strengthening in purchaser demand 
over the past 12 to 24 months. We have witnessed 
several strong results in recent times and it is 
worth noting that there is a perception of a rising 
market at present. A downturn in the economy or 
a softening in local market conditions could lead 
to downward pressure on demand and price in the 
short to medium term. Purchasers and tenants alike 
are advised to ensure due diligence and proper 
market research focusing on property fundamentals 
is conducted prior to making purchase and rental 
decisions. 

Ballarat
The Ballarat retail market, like the rest of the 
Australian economy, will not be without it challenges 
in 2016. Macro economic factors such as the success 
of Australia’s transition from a resource driven to 
service driven economy, the mood of the various 
regulatory bodies and the ability of our elected elite 
to remain united behind one leader will play a major 
hand in its fortune.

More locally, the direction and ferocity with which the 
market door will swing will depend on the continued 
state governmental inclination to decentralise 
Victoria, together with local government’s continued 
spruiking of the area, continued tourist popularity, 
population growth and the success of the local 
economy.

The good news for the area is that none of these 
drivers appear at present poised to pull the plug 
on the place. The bad news is, nor do they elicit an 
inclination to provide us with a path to the promised 
land.

It is news to few that the retail industry has fought its 
demons over the past five years or even more. It has 
suffered due to the changing purchasing behaviour 
of consumers and increased competition from the 
on line world. However those players left in the 
game have weathered the storm and are stronger 
for it. The plight of the retail property market has 
unsurprisingly mirrored that of the industry it 
accommodates and like that industry, it appears that 
reports of its death have been exaggerated.

Industry experts claim that 2015 saw a marked 
decrease in let up periods. This has historically been 
a portent of an increase in rental rates as available 
supply is taken up and those left in the market are 
made to fight for the remaining space. In addition, 
government efforts to cultivate a confidence 
conducive to the small business environment appear 
to be gaining some traction. We are yet to witness 
shop owners wrestling on Sturt Street but will keep 
our eyes peeled.

Yields over the same period have remained flat with 
variations mainly due to property or tenant quality. 
Historically low interest rates have facilitated this, 
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however an increase in rates could push them higher 
as purchasers seek to maintain their risk premium 
over the risk free rate.

Good opportunities in the market currently include 
some quality shop and dwelling properties in A grade 
locations where the tenant risk can be diversified 
between the retail and residential markets. As with 
most markets in the early stages of recovery, vacant 
B grade property remains notoriously difficult to 
lease.

Warrnambool
Warrnambool’s 2016 commercial market is expected 
to receive some much needed stability after an 
inconsistent 24 month period, with yields of 8% for 
leased properties and softer yields of between 9% 
and 10% for properties sold with vacant possession. 
Larger commercial space may see a slight reduction 
during 2016, however this market in Warrnambool 
has always been considered spasmodic.  Investors 
seeking to get into the commercial market in 
Warrnambool may wish to tread carefully and avoid 
vacant properties within the CBD.

Horsham
Horsham retail remains a relatively tightly held 
market with key tenants settled in their respective 
locations. Potential rental increases created minor 
movement from B grade tenants out of the main 
street to secondary locations in 2015 which in turn 

helped to maintain rental levels and supply at current 
rates. This is expected to continue throughout 2016 
and rental levels are unlikely to change. It is likely to 
be a slow year in the retail space in 2016 as consumer 
spending remains subdued following a couple 
of below average years for the greater farming 
community.

Caution should be taken when purchasing retail 
space with C grade tenants in 2016 as a number of 
smaller operators are likely to cease trading during 
this period of limited local consumer spending. 

Echuca
The retail sector is seasonally busy at the moment 
with visitor numbers up 10% throughout the holiday 
season according to some reports. Nevertheless 
there continues to be challenges for smaller shops 
at secondary locations, apparently a reflection of 
competing with major retailers and challenging 
the smaller retailing model. Nevertheless there are 
large numbers of small to medium sized retailers 
that form the backbone of the local retailing strips. 
Construction of a service station adjacent to 
Bunnings in Ogilvie Avenue may provide the impetus 
for the Homemaker Centre to get up and running 
while the lease out and start up of Cheap as Chips in 
the former Mitre 10 building in Annesley Street was 
also a large retail space which was reabsorbed by the 
market.
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Adelaide
The 2016 outlook for the South Australian retail 
market looks much like 2015. Steady. The continued 
impact of moderate local economic conditions, 
the anticipated impact of GM Holden’s closure, the 
uncertainty of the submarine construction industry, 
the slow in the mining sector and the reported 
potential impact of a depressed global economy has 
the effect of reducing local confidence, increasing 
unemployment (particularly in some regional areas), 
dampening retail trade and generally promoting a 
risk averse investment climate. 

Retail strip shopping has shown a gradual decline 
over the past five years with the impact of bulky 
goods centres as well as the preference of consumers 
toward shopping centres or online shopping having 
a significant effect. This trend is showing no signs of 
slowing. 

Retail hubs outside the CBD such as Norwood 
Parade, Jetty Road, O’Connell Street and Melbourne 
Street continue to feel the impact of the overarching 
subdued economic conditions and the flow on impact 
on achievable rentals and sustainable tenancies. 
There has been a general increase in café and food 
tenancies in these locations; supporting the view that 
the impact of poor retail trade and a shift to online 
shopping is having an immediate impact on retailers. 

2016 should see the opening of the first Aldi 
supermarket in the South Australian market. The 
German supermarket chain has been actively 
acquiring sites for the past few years and now 
has stores under construction in Berri, Kilburn, 
Kensington Park, Evanston, Smithfield, Marion and 
Aldinga. Completion is anticipated for the Berri, 
Kilburn and Kensington Park stores in 2016 with the 
remainder due to be completed in 2017. 

As Aldi is entering a market heavily dominated by 
the established Coles and Woolworths chains the 
development of stores external to shopping centres 
may provide additional opportunity for specialty 
shops, as well as absorbing space available in the 
market. 

Also currently under construction is the Playford 
Alive Town Centre in Munno Parra, an extension to 
the Giles Plains Shopping Centre and refurbishment 
of the Colonnades Shopping Centre and the 
Parabanks Shopping Centre. 

The recent announcement that Woolworths is to sell 
or close its Masters chain also places doubt on the 
future of the currently under construction Masters in 
Parafield and Colonnades. 

Despite the negative sentiment, investment returns 
versus the fundamental underlying risk in South 
Australia remains solid. We anticipate that 2016 will 
see a continuation of the growing divide between well 
leased properties in good condition that offer secure 
investment opportunities compared to those that will 
appeal to either owner occupiers or require investors 
to brave the often tricky leasing market.
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Brisbane
The 2015 calendar year saw a large volume of 
transactions of neighbourhood and convenience 
grade shopping centres and this has arguably been 
the most active sector in the commercial real estate 
market. The high levels of demand and active market 
has been evident across all market sectors, and has 
seen investment yields compress by up to 100 basis 
points over the course of the year. This is a very 
substantial shift in such a short time period.

Most popular have been neighbourhood centres with 
a high volume of transactions, including a number 
of newly developed supermarket based centres in 
growth areas. Convenience centres are also however 
in strong demand and many such properties in the 
inner ring suburbs are also now benefiting from the 
perception that they may offer future redevelopment 
potential.

Convenience Centre at Redland Bay recently sold at 7.66% 
passing yield.

Prime grade freestanding retail assets were realising 
yields well into the 5% to 6% range whilst non 
institutional grade retail properties attracted slightly 
softer yields of between 6% and 7%.  Convenience 
centres were showing yields of between 6.5% 
and 8.0%. Recent evidence indicates that yields 
are probably nearing the bottom at these ranges 
however there is no indication as yet of any likely 
upward movement. Certainly, retail assets are 
generally being tightly held due to the lack of yield in 
alternate investment classes.

Compression of yields has also been evident for 
second tier assets, however these remain some 
100 to 200 basis points higher than premium grade 
assets.

Rental growth remains patchy with very little growth 
in rentals evident in current markets. There has 
however been a gradual decline in vacancies in the 
higher quality centres. Future rental growth however 
is still likely to only keep pace with inflation at best. 

Large format retail properties have been coming 
back into popularity with a significant compression 
of yields since the difficult post GFC days. Vacancies 
are generally declining, however rent growth remains 
largely stagnant.

Toowoomba
The Toowoomba retail sector appears to be 
extremely active with a number of new developments 
proposed or underway.

Construction is well advanced on the $500 million 
plus redevelopment of the QIC owned Grand Central 
Shopping Centre incorporating the adjacent Garden 
Town centre which has been demolished. The shell 
of the new building has been constructed and this 
will be linked to the existing Grand Central Shopping 
Centre by a two level retail galleria over Dent and 
Victoria Streets, the railway line and West Creek. The 
redevelopment will see the centre double in size to 
approximately 90,000 square metres introducing 
new discount department stores, supermarkets and 
approximately 160 speciality stores. Completion is 
expected early 2017.

The $70 million redevelopment of the Wilsonton 
Shopping Centre has commenced. The project is 
to include the expansion of the existing centre to 
include a K-Mart department store, mini-major, 
restaurant precinct and new basement car park. 
Stage 1 of the redevelopment which included the 
construction of a stand-alone commercial and 
specialty retail building near Coles Supermarket has 
now been completed.
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Bunnings Hardware has purchased the former 
Toowoomba Foundry site with the intention of 
developing a second store in Toowoomba. The site is 
located on the northern fringes of Toowoomba‘s CBD 
and has a land area of over five hectares. 

Preliminary construction works for a mixed retail 
and commercial redevelopment known as Walton 
Stores has commenced with several leases in place, 
including the major tenant, Westpac, which relocated 
from a large CBD building that has since been sold. 
The development is positioned between Ruthven and 
Annand Streets within the inner CBD. The Westpac 
site is a two level historical building with roof-top 
access and the purchasers have indicated retail will 
be sought for the ground floor, office accommodation 
for the first floor and hospitality for the roof area.

A major mixed use development has been proposed 
to the south of Toowoomba’s CBD, on the corner 
of Ruthven and Perth Streets. The proposed 
development contains 2,850 square metres of 
ground floor retail showrooms, a 200 square metre 
café, first floor offices of 545 square metres and five 
levels of residential units. Development approval for 
the current configuration is pending.

Other proposed developments include a small centre 
anchored by Subway and The Coffee Club on the 
corner of Ruthven and Alderley Streets in Kearneys 
Spring and a fast food centre located on the corner 
of Cohoe and Herries Streets in East Toowoomba.

While completion of the QIC redevelopment is 
early 2017, the main challenges for 2016 will be the 
influence this development will have on the inner-city 
market as tenants are sourced for the new speciality 
stores on offer. While new national brands will be 
sought, it is expected that a number of existing CBD 
retailers will re-locate to the new centre, creating 
vacancies in the CBD and potentially forcing rents 
down and yields up. With this in mind, stable to 
slightly declining market conditions are forecast as 
property owners, investors and lessees assess the 
effect the additional retail floorspace will have on the 
CBD market.

Gold Coast
2016 is set to be an interesting year for the Gold 
Coast retail market. Suffice to say that market 
conditions really continued to improve over the 
course of 2015, but don’t get carried away just yet, 
as the retail market sector is still one of the most 
polarised at present.

Prime assets underpinned by strong lease covenants 
are achieving exceptionally high interest from 
local and interstate investors. We have witnessed 
numerous retail transactions that are testament to 
the strength of the market at present, including:

• Woolworths Burleigh - $7.135 million with an 
analysed yield of 5.31%;

• Burleigh Beach Pavilion (30 year leasehold) – Circa 
$10 million with an analysed yield in the order of 
10%;
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• Banora Central Shopping Centre - $19 million with 
an analysed yield of 6.32%;

• Kmart Oxenford - $22.6 million with an analysed 
yield of 5.91%.

Conversely, properties within secondary locations or 
with weak lease covenants are still being discounted 
in the marketplace. A few examples include:

• Terranora Village Shopping Centre - $4.305 million 
with an analysed yield of around 10%;

• Brygon Creek Shopping Centre, Upper Coomera - 
$3.3 million with an analysed yield of 9.2%;

• Undisclosed address, Surfers Paradise - $780,000 
with an analysed yield of 7.9%.

Some of these latter transactions actually show 
reduced sale prices from those previously achieved, 
even post GFC. The last sale of Terranora Shopping 
Village was in September 2011 for $4.63 million, while 
the Surfers Paradise property sold in early 2015 for 
$875,000.

Notwithstanding these downward trends, there 
is undoubtedly an increasing appetite for these 
secondary properties. Terranora Village Shopping 
Centre is a prime example of this.

This modern, yet obscurely located retail centre 
on the Tweed Coast combines several specialised 
real estate investment classes including child care, 

medical, service station, retail and a hotel/tavern. 
While individually each of these asset classes is 
experiencing reasonably buoyant conditions, the 
combination of these on one title would traditionally 
deem a property of this nature as appealing to a very 
shallow pool of prospective buyers.  Interestingly, 
however, the recent auction campaign resulted in 
a large number of enquires with seven registered 
bidders on the day, strong bidding activity and a sale 
under the hammer.

Is this a sign that the tide is changing? As the 
appetite for secondary properties grows we may see 
even more buyers re-enter this space in 2016.  

If such a scenario does unfold, the perception of 
good value (in comparison to the yields on offer in 
other investment classes) may result in some yield 
compression moving through this market segment 
over the course of the year.

While many would welcome such capital growth, 
buyers should act with a degree of caution and 
ensure investment fundamentals are maintained. 
After all, we are of the belief that the current 
disparity between primary and secondary properties 
is a sign of a healthy marketplace (unlike the period 
from 2006 to 2007 where this yield disparity more 
or less vanished).

Sunshine Coast
The retail market on the Sunshine Coast starts 2016 
in its best shape in a number of years.  

The main tourist strips of Mooloolaba Esplanade and 
Hastings Street have seen increased demand from 
tenants on the back of strong tourist conditions with 
very limited vacancies in these precincts.  Agents are 
reporting that there is a waiting list for space with 
direct frontage to Hastings Street, with no vacancies 
currently noted in the area for these tenancies and 
only rear or arcade tenancy space available.

A number of retailers and restaurant and café 
operators in these locations are advising that trade 
is in excess of the past few years of the same period, 
which again is in line with the increased tourist 
numbers seen in the area.  The improvement in 
the local construction industry has also helped the 
traditional local retail strips, with greater numbers of 
local customers again being noted.

There are still a number of areas with some issues 
with high levels of vacancy and tenant turnover 
including Bulcock Street in Caloundra and the retail 
area of Nambour.  These areas have issues with 
parking and general layout of retail areas which has 
hampered development and coordination and has 
continued long term trends in these areas.

We have seen yield levels tighten over the past 12 
months with strong sales for larger bulky goods type 

C
om

m
er

ci
al

Month in Review
February 2016



16

centres in the early part of 2015 and a number of 
sales of smaller stratas across retail strips and even 
a sale noted late in 2015 for a small neighbourhood 
shopping centre in Tewantin for $6 million indicating 
a yield of circa 7%.

Our view is that 2016 will continue to see some 
improvement in some areas of the market across the 
Sunshine Coast.  The strong retail strips are likely 
to see some slight improvement in rental rates if 
vacancies continue to trend low.  Other strips with 
historically higher vacancy and turnover are still 
likely to struggle unless significant regeneration of 
these areas occurs, similar to that seen in the Ocean 
Street and Duporth Avenue areas of Maroochydore.  

Yields are likely to remain at or about market peaks 
for properties with strong lease covenants in place as 
long as macro economic conditions hold and interest 
rates remain at historical lows.  Vacant properties 
and those with limited lease covenants will remain 
less sought after in the market and the gap in yields 
between prime and secondary holdings will likely 
continue.

Wide Bay
Supply and construction is likely to slow in 
Bundaberg’s retail market.  Construction activity has 
been focused on large projects for national retailers 
for strategic or targeted properties.  Incentivised 
infrastructure charges have ended in Bundaberg 

which could add to the slowing of construction 
activity in 2016.  The future of the Masters site in 
Kepnock could also result in a significant outcome for 
this developing retail area.

The price sensitive markets of the Wide Bay are likely 
to remain stable in the affordable price bracket, while 
the larger retail properties could be more susceptible 
to volatility.  We envisage yield rates would range 
between 7.5% and 9.75%.  There is very little stock 
on the market with national retailers in the Wide Bay 
that could achieve yield rates below 7.5%. 

Gladstone
The retail sector in Gladstone is anticipated to 
generally remain relatively flat throughout 2016 
due to local economic conditions that have resulted 
from large reductions in workforce numbers related 
to GLNG projects. It would appear however that 
the worst of the market corrections relating to the 
downturn have been experienced, with anticipation 
that the market may begin to show some signs of 
stabilization. 

In light of weakened market conditions, it has been 
recently announced that 2016 will see construction 
commence on the first ALDI store in Gladstone on 
Boles Street in West Gladstone. The store is reported 
to comprise 1,955 square metres of floor area with an 
associated 107 space car park. 

A planned $150 million redevelopment of Stockland 
was to commence in late 2014, involving a three year, 
three staged project incorporating a Coles, Kmart 
and Target as well as two mini-majors, café and food 
retailers, restaurants and 101 specialty stores. The 
start date however has been delayed several times 
and it is unknown when this council approved project 
will once again gain momentum.

It has also recently been 
announced that council has 
approved plans for an expansion 
of Woolworths at The Valley 
Shopping Centre. 
Generally, vacancies within this and other 
neighbourhood shopping centres anchored by a 
major supermarket appear to be maintaining good 
levels and are anticipated to continue at these levels 
throughout 2016. 

The sale of Autobarn in 2015 indicates that investors 
are still active for quality retail investments in 
Gladstone at yields above circa 8%. We consider 
this activity is likely to continue through 2016 for 
good opportunities that arise however investors will 
continue to be very sensitive to the unexpired lease 
term of the property and the tenant strength. 
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Rockhampton
Rockhampton’s retail market for 2016 is anticipated 
to continue at much the same pace as 2015, however 
with some notable additions throughout the area. 

Worthy of mention is the scheduled completion of 
the Parkhurst Town Centre. The reported $23 million 
development located in the outer northern suburb 
will be anchored by Woolworths and include over 35 
specialty retail stores. Leasing has been underway 
and pre-commitments have been made from 
retail tenants including Priceline, medical centre, 
pharmacy, newsagency, gymnasium and more.  
Construction on the centre has commenced with site 
works complete and the slab currently underway. 
Completion is anticipated for September or October 
2016. 

Also in the pipeline for completion 
this year is the $6.6 million 
expansion of Stockland Shopping 
Centre which will involve the 
addition of a new 250 seat retail 
dining precinct. 
Construction appears near complete and on track to 
meet the expected completion date of early 2016. 

In the Capricorn Coast suburb of Yeppoon, 
beachfront retail is anticipated to continue to steadily 
grow with the completion of Stage 1 of the Foreshore 
Development. The Salt residential tower on the 
beachfront has recently opened. The development 
incorporates ground floor retail space, of which some 
tenancies remain available for lease.  

Overall for 2016 we anticipate rentals and yield to 
remain in line with those seen throughout 2015, 
with no forecast of rises or falls. Incentives for new 
retail leases became common over 2014 and 2015 
and we anticipate these will continue in new leasing 
transactions.

Mackay
2015 is behind us and what a year of change it was! 

Now that the silly season is over and business regains 
a sense of normality, we look ahead at what 2016 
might hold in store for the retail market.

Rentals and value levels for retail properties softened 
during 2015, a trend which is set to continue into the 
early part of 2016, assuming the crystal ball is telling 
the truth. 

Some opportunistic investors and owner occupiers 
have been taking advantage of  cheaper prices 
to secure properties. A pre-Christmas sale of the 
Mount Pleasant Plaza indicated a yield of 9.7% 
for a purchase price of over $4 million. Investors 

are seeking strong lease covenants and long 
term tenants. Owner occupiers have picked up a 
number of CBD retail properties in the $300,000 to 
$600,000 price range. 

Bulky goods retail tenancy vacancies remain 
moderate, however the former Bunnings 
Warehouse at Greenfields is still vacant. The recent 
announcement by Woolworths to either close or 
sell its Masters stores may result in a large retail 
warehouse becoming available in Mackay. Recent 
bulky goods rentals are at discounts of approximately 
20% to 25% from the peak of the market. 

There is talk of the possibility of further mine 
closures and job losses which is of concern for 
Mackay. The continued effort to diversify the 
economy is seen as a positive step. 

The completion of the City Heart Revitalisation 
project in the Mackay CBD has transformed the area 
into an attractive and inviting area. New outdoor 
dining options are popping up and a number of new 
retail stores and  hospitality businesses have opened 
in the past few months. The project has given the city 
heart a new lease on life. 

Overall, 2016 is shaping up to be challenging but 
there will be some opportunities despite the volatility. 
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Townsville
The outlook for retail in 2016 is for continued growth 
with a number of new developments and expansions 
currently underway. Retail property is likely to 
remain attractive to specific buyers - investors 
seeking strong cash flow profiles and attractive 
unexpired lease terms.  

Over the closing months of 2015 and into 2016, 
we have seen a flurry of sales activity in the retail 
sector. Sales activity has included a mix of property 
including a cinema, restaurant and entertainment 
precinct, suburban shopping centre along with 
convenience centres and secondary strip retail 
centres.

Sales of secondary property or those with high 
vacancies and short lease expiries are analysing in 
the 8.5% to 9.5% yield range, with better quality 
properties exhibiting strong occupancy and longer 
lease expiry profiles analysing in the sub 8% range.

Overall the retail sector is likely to remain stable for 
properties that tick all the right boxes or those that 
meet specific investor strategies.  

Cairns
The Cairns retail market passed through the bottom 
of the cycle during the course of 2014 but the limited 
recovery thus far means that the retail property 
market remains relatively flat. It must also be said 
that retail property sales in Cairns are extremely 

sporadic, with most sales involving retail property 
being of mixed use retail and office buildings or 
tenant buyouts of single premises.

High exposure CBD retail space remains reasonably 
well occupied, but vacancies are more noticeable in 
the lesser exposure locations and on the CBD fringe. 
Rents have remained generally stable, showing 
ranges of $600 to $800 per square metre per 
annum for prime CBD space and $1,000 to $1,500 
per square metre per annum in key tourist precincts 
such as the Cairns Esplanade. 

Blue chip retail located within the main Esplanade 
tourist strip as well as the central business district 
show reasonably low vacancies, although there is 
also limited demand from new businesses. There 
remains good investor demand for well leased 
properties which rarely come onto the market.

The year ahead is likely to see more of the same with 
slow growth anticipated on the back of reasonably 
strong tourism growth and a slowly improving 
economy.
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Darwin
The Darwin district’s employment growth rate 
remains the critical factor in its retail property 
market, in fact in all its property markets. Darwin 
has a historically transient population and while 
this is gradually changing, it still has a much more 
mobile workforce than most other capitals.  Positive 
employment growth leads to demand for all goods 
and services including property. Weak employment 
growth leads to negative net interstate migration, 
population decline and a reduction in demand. 
When work is not available, a large proportion of the 
workforce is prepared to move away, either to areas 
with stronger employment opportunities or areas 
with more favourable climate and a lower cost of 
living.

Employment growth has been strong in recent years, 
however, in more recent times there is anecdotal 
evidence of interstate migration out of town.

The major retail centres of Darwin are also 
undergoing transformation. Casuarina Square, 
the undisputed king of Darwin retail for so long, is 
partly re-inventing itself with its latest rejuvenations 
including a greater emphasis on hospitality and 
the student accommodation centre. The Gateway 
project which is currently under construction 

will undoubtedly change the dynamics within the 
Palmerston CBD. The Coolalinga regional shopping 
centre has also commenced construction, which will 
further the retail services available in the Darwin 
rural area.

However, the biggest test in the retail property 
market at the moment is a new project in Bakewell, 
a suburb of Darwin’s satellite city of Palmerston. 
The property is still under construction, due for 
completion in May 2016 and includes a Woolworths 
supermarket, ten specialty stores and a service 
station. It is being marketed for sale with a 20 year 
lease of the supermarket (plus 40 years of options) 
and a 15 year lease of the service station (plus 20 
years of options) to Woolworths. The combined rent 
from these two facilities is $1.66 million per annum 
plus a turnover rent component. The property is 
being marketed in conjunction with five other similar 
properties located in southern states. If a sale is 
negotiated (especially if it is sold separate to the 
other properties) it will provide a useful test as to 
market conditions for new property with strong lease 
covenants at the upper end of the price bracket for 
Darwin.
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Perth
Weakness in discretionary spending habits of 
consumers in Western Australia continues and 
retail owners have been under pressure to maintain 
occupancy in their assets, with evidence of increasing 
incentives in this market.

Vacancy rates increased marginally throughout 
last year across the board however remain lowest 
in regional shopping centres. There is however an 
increasing trend towards tenants on short term 
leases, holding over and pop-up style shops. 

Household spending has been dampened by 
weakening income growth as the slowdown in mining 
investment weighs on economic activity. Low oil and 
ore prices, mine closures, job losses and a steadily 
falling share market have all but derailed retail 
spending growth in WA.

Approximately 80% of consumers 
now use computers, smartphones, 
tablets or in store technology while 
shopping, making on-line retailing 
another factor threatening to 
derail traditional in-house retail. 
Consumers are increasingly using technology to 
make their purchases on-line and those retailers who 

fail to keep up with this are at an increased risk of 
failure. Many retailers have pushed to check off all 
the multichannel boxes: robust physical presence, 
e-commerce site, social channels, and mobile apps. 
All of these elements are important, but their mere 
existence doesn’t ensure success. It’s now clear that 
the big winners will be the retailers that can blend the 
online and offline— the digital and the physical—into 
one seamless, omnichannel shopping experience. 

Over the next few years construction across the 
regional centre sector will increase as institutional 
owners seek to grow and reposition their assets. 
Planning is underway for a circa $400 million 
expansion of the Garden City Shopping Centre in 
Booragoon. Karrinyup Shopping Centre is planned 
to double in size to 113,000 square metres at a cost 
of $600 million. Likewise, Innaloo Shopping Centre 
is planned to double in size creating another 110 
retail outlets in a $450 million expansion. Lakeside 
Joondalup has completed a 28,336 square metre 
expansion project. Midland Gate is extending 
another 19,395 square metres which is planned to be 
completed in 2017. 

Sub-regional shopping centre owners are also 
focusing on actively managing their assets and 
maintaining occupancy levels. Leasing incentives 
are typically being offered which translate to a 
contribution to fitout equivalent to six to twelve 
months rental on a typical five year lease. 

The biggest demand for space in shopping centres 
will come from true destination retail, being 
hospitality and entertainment related retailers. That 
is what owners are focusing on as these types of 
stores attract consumers to their centres. 

High end fashion stores that entered the Perth 
market off the back of the mining boom have been 
feeling the pinch with high rents and low sales 
making it tough for them to justify remaining in 
operation in WA.

The retail horror stories continue to be the Subiaco 
retail area of Rokeby Road between Bagot Road and 
Hay Street and Hay Street between Rokeby Road and 
Axon Street, as well as the retail area surrounding 
the modern Claremont Quarter development along 
St Quentin’s Avenue and Bay View Terrace. In both 
locations, vacancies have risen and rents have dived, 
in some instances by as much as 60% over market 
peaks. 

South West WA
A new shopping centre in the Vasse Newtown 
Development is planned to begin construction 
this year with completion expected late 2016 early 
2017. The major tenant will be Coles with a 3,500 
square metre full range supermarket. Other retail 
developments likely to get underway include an art 
market style development on Dunn Bay Road in 
Dunsborough, the brewery development adjacent to 
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the Goose in Busselton and the redevelopment of the 
Plaza Shopping Centre in South Bunbury.

The retail market in general however was relatively 
quiet throughout 2015 with a stabilising of vacancies 
and rents in the main town centres and major 
shopping centres. Continued competition from online 
shopping and low consumer confidence is likely to 
see the retail sector continue to struggle in 2016.
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Overview
Last year demonstrated just how diverse our 
residential property sector can be across Australia. 
From booming double-digit growth in our largest 
capital through to a solid slowdown in the far west. 
Residential property can seem to have a mind of its 
own.

This month we tackle our annual Year Ahead theme. 
Get set as our very smart crew give you a location-
by-location rundown on what residential property is 
worth watching in 2016.

Sydney
We are predicting the residential property market in 
Sydney in 2016 to be a sharp contrast to the strong 
growth realised over the past few years. In fact since 
the start of the current growth phase in June 2012, 
Sydney has seen a 48% increase in home values 
(CoreLogic RP Data Home Value Index). This increase 
has eclipsed other capital city growth levels which 
averaged a modest 13.8% in contrast. It was widely 
agreed that as Sydney home values continued to 
increase throughout 2015, the levels and pace of 
growth were unsustainable. The changes began 
to be realised in the final quarter of 2015 when a 
number of factors appeared to spook buyers and 
finally put the brakes on an over-inflated property 
market. These changes included restrictions imposed 
by APRA on investors, interest rate rises by the big 
lenders as well as continuing affordability issues. 

Media reports on the shifting market also appeared 
to exacerbate the issue.

The turn in the market was seen through softening 
property prices and auction clearance rates which 
fell from peaks of above 90% to 55% in December, 
the lowest recorded in over three years (Home 
Price Guide). The numbers of potential purchasers 
attending open homes dropped considerably as did 
the number of registered bidders on auction day. 
Negative market sentiment appeared to kick in as 
the peak of the growth phase clearly passed and 
the idea of a seller’s market was no longer. This was 
reaffirmed when the statistics in the CoreLogic RP 
Data Home Value Index were released which noted a 
drop in dwelling values across Sydney, down 2.3% for 
the final quarter. It is becoming clear that prices at 
the end of 2015 were more in line with earlier in 2015, 
suggesting the June to September period is where 
we saw the peak of the market.

As 2016 begins, it is believed that it will pick up 
where it left off in 2015 with low clearance rates, 
increased selling periods, cautious buyers and 
declining investor interest resulting in more of a 
buyer’s market which hasn’t been seen for the past 
three to four years. A modest market correction is 
predicted to stabilise at the beginning of the year 
with values eventually levelling out and remaining 
flat throughout the remainder of the year. Many 
factors have the ability to affect the market including 

possible interest rate rises, global economic 
conditions (particularly the weakening Chinese 
economy), Australian dollar fluctuations, regulatory 
intervention, lower population growth (currently at 
a decade low of 1.35%) and possible oversupply of 
units. 

As we continue to adjust to the dynamics of this 
changing market, areas of opportunity become 
harder to forecast. As we look for affordability and 
areas of growth potential, we must be cautious and 
remember that a change in mindset is required from 
that experienced over the recent booming market. 
There are however a few pockets of Sydney that we 
are predicting may continue to perform well in 2016, 
although of course not at the levels seen over recent 
years. 

St George District
In the south, parts of Rockdale Council such as Sans 
Souci, Brighton-Le-Sands and Monterey represent 
areas for possible continued growth with units 
in these suburbs seen as relativity affordable in 
comparison with neighbouring areas taking into 
consideration the proximity to the CBD, Botany 
Bay, airport and possible light rail. Nearby suburbs 
of Carlton and Allawah are also considered to 
have some potential being more affordable than 
neighbouring Hurstville and Kogarah due to slight 
lack of infrastructure however still have local train 
stations and good public transport links as well as 
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easy access to arterial roads. Recent developments 
in Kogarah Council regarding changes to their 
LEP may present opportunities to purchase 
potential development sites with the prospect of 
lot amalgamation possibly benefitting existing 
homeowners. These potential development sites 
however are not expected to attract the same 
competition from developers as seen over previous 
years. Many properties in the southern suburbs 
which surpassed the $2 million barrier during the 
latest growth phase are expected to struggle to 
reach similar levels throughout 2016.

Eastern Suburbs
In Sydney’s east, established units along the South-
East Light Rail corridor such as Centennial Park, 
Kensington, Randwick and Kingsford are expected 
to remain in demand despite decreased investor 
activity throughout Sydney. It is anticipated that the 
future public transport infrastructure will ensure the 
rental market remains strong in these suburbs. Units 
in Centennial Park (most fall in the $500,000 to $1 
million price range) are still considered reasonably 
affordable compared to surrounding suburbs bearing 
in mind they will also benefit from a station on the 
new South East Light Rail at Moore Park. Eastern 
suburbs dwellings in the $1.5 million to $3 million 
price bracket, particularly in blue chip suburbs, 
are also expected to retain fairly strong demand 
throughout the year. Medium to higher price units ($1 

million to $3 million) however could see softening in 
values in 2016. Vendors are expected to be chasing 
similar sale prices to those which occurred in the 
stronger market which will see increased selling 
periods and some value decline if vendors need to 
sell.

             

The South East Light Rail (source: www.lightrail.unsw.edu.au)

Inner West
The shift in the market is also expected to bring 
changes to the inner west of Sydney with demand 
likely to revert to the local blue chip suburbs which 
have historically performed well over the long term. 

Opportunities can also be seen in the proposed 
Sydenham to Bankstown Urban Renewal Corridor. 
The project, which covers 13 kilometres of the 
existing Bankstown rail line running from Bankstown 
in the west to Sydenham in the east, will cover 11 
stations along its way crossing the Bankstown, 
Canterbury and Marrickville LGAs. Approximately 
36,000 new dwellings are planned for the area by 
2031. Many residents are opposed to the project 
because they consider high-rise or high-density 
developments do not fit the cultural or visual identity 
of local areas. It is anticipated that high quality 
developments in the area however will continue to 
perform well. An example of this is the Harold Park 
urban development in the suburb of Forest Lodge.  It 
appears that 1- and 2-bedroom units are still in strong 
demand and we expect this to continue throughout 
2016. The main driver behind this is the existing light 
rail stop within close walking distance (Jubilee Park 
station) and the proposed Tramshed redevelopment 
which forms part of Harold Park. This development 
will transform the original heritage listed Rozelle 
Tramsheds into retail stores and restaurants which 
will help popularise the area and drive demand. 
This infrastructure and planned non-residential 
development sets this new unit development apart 
from other, more generic developments which we 
forecast to soften in 2016.
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‘Tramshed Development’ – Artist’s Impression (source: 

haroldparkbymirvac.com)

When discussing what areas should be treated with 
caution in 2016, the result appears to be unanimous. 
As lending to property investors sank to its lowest 
level in more than six years in the final quarter of 
2015 (Australian Finance Group), we anticipate that 
the suburbs with high levels of investor activity may 
struggle in the coming year. 

Southern Suburbs
Southern suburbs of Miranda, Caringbah, Cronulla 
and Sutherland may experience an oversupply of 
units on the market with many new developments 
still in the pipeline and increased opportunities to 
purchase off the plan. We believe that the investor 
market, sub $1 million price point, is likely to be the 

softest market segment in the inner suburbs also.  
The extreme price growth has not correlated to 
increased rental, resulting in relatively poor yields. 
Suburbs where we have seen strong investor activity 
are likely to suffer the most because of this and we 
expect capital growth to be minimal. Suburbs such 
as Marrickville with a large number of established 
units under the $1 million price point will likely be 
the most affected by reduced investor activity. We 
have already started to see evidence of very soft 
prices and we predict that there may be a slight price 
correction for this style of property throughout 2016. 
Eastern suburbs are also not expected to escape the 
downturn in investor interest with sales of properties 
dominated by investment activity having noticeably 
softened. It has been noted that investors are now 
looking interstate given the current Sydney market 
and low rental returns. 

Greater Western Sydney
As always in Sydney, there is still very affordable 
property the further you move from the CBD, despite 
strong growth over the past two years. With much 
investment in the outer suburbs in recent years we 
do believe that some sectors will remain relatively 
insulated from a weakening in their local market 
given the underlying supply and demand.  Regions 
most likely to stabilise or show limited growth will 
be the suburbs surrounding the commercial centres 
of Parramatta, Castle Hill, Liverpool and Penrith.  

These provide affordable housing options for first 
home buyers through to families and can be in good 
proximity to local employment zones and established 
infrastructure.

A neat and tidy 4-bedroom, 2-bathroom dwelling 
on a 600 square metre parcel in an area such 
as Penrith or the lower Blue Mountains can be 
obtained for $600,000.  The same price point can 
be a 2-bedroom unit within an easy commute to 
Parramatta and entry level for a vacant land parcel 
within the Hills district.  In the south west, in new 
suburbs such as Edmondson Park, Leppington and 
Oran Park, you can purchase a modern 4-bedroom, 
2-bathroom home for under $800,000.

Major infrastructure including the Norwest railway 
line connecting Rouse Hill to Epping, the South 
West railway line through the newly developed 
estates of Leppington to Liverpool and the planned 
upgrades to the M4 Motorway are providing both job 
opportunities and future transport options which has 
had a positive impact on prices for both traditional 
homes in the area and the potential for higher 
density redevelopment.  The speculative prices 
achieved in early 2015 for amalgamated development 
sites may not be realised in the short term as the 
market sees a correction and feels the impact of the 
withdrawal of investors from the buyer pool.
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As sales of new units also begin to dip we could see 
further downward pressure on unit values. Data 
from the Housing Industry Association from the end 
of 2015 indicates that the sale of new houses and 
apartments dropped for three months in a row (to 
November 2015) with detached house sales down 
by 4.1% and apartments down 11.8%. As leading 
financial services company Credit Suisse reports that 
Chinese demand for global property will continue to 
fall then the situation becomes increasingly worrying, 
especially taking into account a recent NAB survey 
showing foreigners purchased one in every six new 
homes.  As you couple this with the possibility of 
oversupply in many areas, it leaves us to pinpoint this 
as an area to be treated with caution in 2016. This 
includes new units in Botany, Mascot and Rosebery 
where a large number of poor quality complexes 
have been constructed in recent years. We anticipate 
these will be the first to struggle should demand for 
units in these areas fall. Areas like Canterbury, Wolli 
Creek and around the Green Square precinct will also 
not be immune from a decline in demand.

As always in times of a shifting market we believe 
those properties affected by negative factors such 
as busy roads, close proximity to train lines, power 
lines, industrial areas or poor infrastructure should 
expect increased marketing periods and reduced 
value levels from those experienced in 2015. Also, 
developers who purchased land at the peak of the 

market based on prospective continued growth now 
face the possibility of selling in a weaker market 
affecting profit margins across the board. Demand 
for sales of such development sites through 2016 
are expected to take a fall on the strong competition 
shown over the past few years.

Prestige residential
The prestige residential market in Sydney is generally 
considered to comprise properties with values in 
excess of $3 million.  These 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.

While the residential market to $3 million showed 
significant signs of weakening in the last part of 
2015, the prestige residential market appeared 
relatively unaffected.  While auction clearance rates 
deteriorated, buyer enquiry reduced and steady 
to increasing stock levels were felt throughout the 
broader Sydney market, this was simply not the case 
for the prestige market and this may set the scene 
for a positive start to 2016.

Our conversations with leading agents prior to 
the new year indicated that demand for prestige 
property remained strong across the board with 
limited levels of stock the norm and auction 

clearance rates remaining high.  It would therefore 
seem that those positive indicators should give the 
prestige market a solid and somewhat positive kick-
off to 2016.

In broad terms however, the 
Sydney residential market has 
been the subject of a significant 
amount of negative sentiment in 
the media over recent times which 
can only serve to reinforce the 
weakening confidence.
While the prestige market still buoyed by the weaker 
Australian dollar, may currently seem somewhat 
immune to the deterioration in the rest of the 
residential market, this reducing confidence may 
become contagious and at some stage during 2016 
transfer to the upper levels of the Sydney market.

We consider that some areas through the waterfront 
southern Sydney suburbs may need to be treated 
with caution in 2016.  These areas were the subject of 
numerous high value sales which we would consider 
as premium and may be the first to show weakening 
should the prestige market deteriorate.
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We are also aware of a number of 2015 sales 
throughout the eastern suburbs which we would 
also consider premium and in isolation would give us 
cause for concern in 2016, though we consider the 
overall state of this market reasonably robust.

Canberra
The Canberra residential market experienced a 
period of relative stability in 2015. While market 
sentiment suffered initially from cutbacks to the 
public sector in 2014, consumer confidence has 
strengthened as the economic outlook continues to 
improve.

Low interest rates and consistently low 
unemployment levels have continued to be the major 
drivers in the Canberra residential marketplace. At 
a macro level supply levels continue to be relatively 
strong compared to previous market peaks, 
providing greater choice to a predominantly buyer’s 
market. New housing continues to be more sought 
after compared to established homes with supply 
concentrated in the Weston Creek suburbs of Wright 
and Coombs as well as the Gungahlin suburbs of 
Bonner, Casey, Moncrieff, Ngunnawal and Crace. 

The increase in stock levels combined with limited 
population growth has resulted in limited price 
growth and a softening in rents by as much as 
10% across the board, with investors being forced 
to adjust rental expectations to avoid an increase 

in vacancy rates as well as facing more stringent 
lending criteria.

There are a number of factors which will continue to 
play a pivotal role in 2016. The demolition and staged 
remuneration of the Mr. Fluffy loose fill asbestos 
properties will provide vacant blocks in established 
and often desirable locations. This coupled with 
the proposed zoning variations to allow for more 
dual occupancy sites will aid in sating the demand 
for housing in the mid to high market point. The 
residential unit market presents its own unique 
concerns. The threat of oversaturation is a very real 
one and continues to be observed in several market 
segments including the Flemington Road corridor in 
Gungahlin and the Belconnen Town Centre.

We anticipate 2016 will be a year of flat growth with 
demand shifting further away from the unit market in 
most segments and towards new detached houses.

If the economic outlook continues to strengthen, 
it is possible the Reserve Bank may increase rates, 
which would have a significant impact on overall 
affordability.

Illawarra
On the back of a very strong 2015 in which the 
Illawarra real estate market exceeded expectations, 
January 2016 sees the market starting strongly, 
albeit with some trepidation about the ongoing 
strength from both agents and buyers in our opinion.

Local real estate agents are in general bullish that 
they can see the results in 2015 replicated in 2016.  
However while many 12 months ago said that the 
past two years was simply the catch up that was 
needed, it is plain that the meteoric rise in prices 
cannot continue.  We are hearing that Sydney prices 
have fallen in the last quarter and that there is 
some softness overall in that market.  With Sydney 
CBD only one hour from our northern suburbs, that 
stabilisation is sure to affect our prices. 

Some northern beaches agents in the Wollongong 
area are telling us that where they used to have 
several people vying for properties at auction, they 
are now struggling to get a pair.  We saw many 
auctions postponed or vendor bids come into play 
right at the end of 2015.  In our view there will not 
be a major drop in prices as there will still be some 
strength in the local market due to one thing – a 
continued low interest rate environment. 

As always buyers and lenders should be cautious 
about not extending themselves in this low interest 
rate period to avoid financial stress when interest 
rates inevitably do rise.

The employment climate in 2015 in the Illawarra 
will also be a key factor in helping to determine the 
strength of the local market. Employment security 
in the mining and manufacturing sector is still 
uncertain. With recent BlueScope Steel jitters and 
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declining Chinese demand for our steel products and 
coal, we are not out of the woods yet in the Illawarra 
in regard to job cuts in the industrial sector and 
subsequent knock on effects.  We already have high 
unemployment rates so any more could put paid to 
further residential price growth in 2016.

Overall we predict the market to be steady for at 
least the first half of 2016. In the latter part of the 
year, we believe sales will slow and it will no longer 
be a seller’s market but rather a more steadied 
environment. 

Tips for best localities are much 
the same as always.
Inner northern suburbs up to Bulli offer the best 
value for money in our opinion and postcodes such 
as 2519, 2517 and 2518 rate highly.  Look for flat 
blocks and beach and train proximity. Sea views are 
becoming less valued as closeness to shops, schools 
and transport take over. 

In the southern areas, we look to Shellharbour and 
Kiama as our picks.  Shellharbour’s Marina is well 
underway and will really boost this seaside village, 
particularly now that the new train station has 
opened at Shellharbour Junction.  Kiama is a well 
preserved seaside location with relatively low rise 
development and that special village feel. 

An increased supply of new units in the CBD, North 
Wollongong and other inner north areas should be 
viewed with caution in regard to stability of price 
levels in this sector. 

Southern Highlands/Tablelands
The Southern Highlands residential property market 
has been increasing in both volume and price activity 
since late 2014. 2015 saw a noticeable increase 
in activity by investors although interestingly 
enough rental levels are steady.  The Highlands 
property market is heavily influenced by the Sydney 
property market. Just like the ripples in a pond, 
the Sydney influence flows to our region. Now that 
Sydney has slowed and softened, the Highlands is 
also anticipated to slow. Over the first quarter of 
2016, we predict the market to remain steady with 
sales activity constant. However later in the year, 
we expect the market to slow and soften slightly, 
especially if interest rates rise. This trend should be 
apparent for properties under $1.5 million.

There has been good land sales activity in the now 
established residential subdivision precincts such as 
Renwick Estate (Mittagong), Bingara Gorge (Wilton) 
and more recently smaller more affordable lots at 
Nattai Ponds (Mittagong) and Darraby Estate (Moss 
Vale). This uptick in activity has seen the emergence 
of residential infill developments in the townships of 
Bowral and Mittagong, with established larger land 
lots being subdivided into smaller allotments which 

are keenly sought after.  New construction activity 
has also been evident, most commonly project style 
homes within these new residential estates. There 
has also been renovation and extension activity in 
the well located, older style character homes within 
the townships of Bowral and Mittagong. Prices in the 
new developments should remain steady. 

Prudent buyers should exercise some caution if 
asking prices for vacant land continue to increase 
in the new estates (particularly in the Wollondilly 
region). We have seen strong prices lately for new 
medium to high density residential development 
developer sales (villas, townhouses and residential 
units). In a softening market, these strong prices 
may not be achievable on resale. Caution should be 
exercised in this sector over the next twelve months, 
especially if interest rates rise. The upper end of the 
market is steady and is expected to remain so.

The Southern Tablelands region is steady. The 
Sydney investor activity evident over the past 18 
months is reducing. We anticipate Goulburn to 
plateau or even soften slightly this year. There have 
been good land sales in the new, modern residential 
estates in Goulburn, including the Belmore Estate, 
Merino Country Estate and the Mistful Park estate. 
There is good construction activity of new homes. 
The market in the smaller villages through the region 
such as Crookwell, Taralga and Gunning is expected 
to remain steady over the next year.
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The rural residential property market (two hectares 
up to 100 hectares) is steady throughout the 
Tablelands. We predict that these markets should 
remain steady or soften slightly throughout 2016. 

The rental market in Goulburn has actually declined 
slightly as some tenants have returned to the 
Canberra area. This has been compounded by 
Sydney investor activity and a slight over supply 
situation has occurred. We expect the rental market 
to also steady.

New South Wales Central Coast
Although the mechanics of the NSW Central Coast 
region are distinct, much turns and responds to what 
is happening in the local markets in neighbouring 
regions. 

Many would say the Sydney market is the central 
hub with a direct effect on all other regional markets 
within its radius. The Central Coast’s strong market in 
2015 was undoubtedly underpinned by Sydney based 
buyers finding themselves unable to compete in the 
Sydney market. This resulted in better than average 
rises in property values across the region as well 
publicised.

We therefore think this link is proven.

The predictions for 2016 are well publicised, with 
some analysts expecting ongoing increases in 
property values, others saying the market will 

plateau and some predicting falling market values. 
Each scenario has the potential to emerge and 
what will eventuate will most likely be the result of 
government fiscal policy, general economic forces, 
lending practices and whatever the media tells us.

After such a strong year for the period leading to 
October, the year ended with a bit of a whimper for 
the region’s market. Sales volumes fell somewhat 
and we really didn’t see any continuing increases in 
values. What we did notice however was:

• The sudden departure of Asian buyers having a 
noticeable effect on sale volumes;

• Purchase prices being nearer and sometimes 
below indicated asking prices as opposed to new 
records being set every other day;

• Buyers being a little more selective and acting with 
slightly less urgency;

• The much hyped talk of new residential unit 
developments in Gosford and other regionally 
significant developments falling away on whispers 
that presales and interest were less than expected 
and project finance was difficult to secure;

• Increased positivity in the retail sector that had 
been missing for the past several end of year 
periods.

What do we expect for the NSW Central Coast region 
for 2016? Well in short, if previous property cycles 
are to be repeated, then we see the region’s market 
slowing as one property cycle ends and another 
starts. We have felt the market has been at its peak 
for some time now and a slowdown around the 
corner, but the peak lasted longer than we expected. 
This is the main difference between this cycle which 
has been building slowly by comparison over several 
years and is more controlled as opposed to previous 
cycles which experienced faster rises over shorter 
periods.

Confidence in the market is a good thing, but we 
think that 2016 should be a year where buyers 
and investors will need to be more pragmatic and 
research especially well. We think that while some 
of the region’s 160 suburbs will see a fall in values 
this year, most will continue to trade close to or near 
current values, but with reduced volumes. 

Areas likely to see a drop in value will be those 
where values increased well beyond levels that we 
as valuers were comfortable with. This include areas 
such as Umina Beach and Woy Woy where values 
have risen extraordinarily (between 47% and 49% 
over the past three years) to the point where they are 
now in direct competition with some Sydney suburbs 
and a wane in demand seems inevitable as buyers 
switch their attention to other suburbs. It may also 
be time to be wary of Wyoming and Kariong where 
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values have risen quite significantly (upwards of 10% 
over a twelve month period) and need time to settle 
down again. Something for buyers to be wary of is 
the unit market in Gosford where close to 700 units 
have been approved recently. Many sites are still in 
the pre-construction phase and if too many start and 
finish in a short time frame, then we will no doubt be 
in an oversupply situation which tends to play havoc 
with the market.

Another sign that confidence has returned to the 
market is the presence of buyers at the higher end of 
the region’s value range. Absent for some time, some 
say the return of these buyers provides a restorative 
factor in the market.

Suburbs likely to see increased levels of popularity 
and well worth watching include Pearl Beach, 
Avoca Beach, Narara, Niagara Park, Bateau Bay 
and Budgewoi. These are suburbs that inexplicably 
seem to have escaped the attention of buyers during 
the recent period of increased market activity. Two 
areas well worth a watch and act approach include 
Woongarrah and Hamlyn Terrace. These are suburbs 
considered attractive to a range of purchasers 
including first home buyers, young families, 
commuters and investors due to their affordability 
levels and good local infrastructure. 

New South Wales Mid North Coast
This month we are looking at what’s in store for the 
2016 property market on the Mid North Coast. 

In our December Month In Review we reviewed 2015 
and how it affected our region and we noted that the 
region was still experiencing increases in both values 
and sale rates during the year, however this year we 
expect the market to cool somewhat.

Due to the increase in median house prices (above 
normal trend), in mid 2015, the Australian Prudential 
Regulation Authority (APRA) required banks to slow 
growth in the value of outstanding investor loans, 
which prompted banks to demand bigger deposits 
from investors, tighten credit assessments and raise 
investor interest rates. This will most likely slow 
investment borrowing and allow for owner occupiers 
to increase their share of the property market. 

The curb of growth by the banks has weakened 
the strong buyer demand within the Sydney and 
metropolitan regions, but is yet to be felt on the 
Mid North Coast.  We expect that this flow on effect 
will start to impact the Mid North Coast within the 
coming months with the smaller outlying towns and 
villages being affected most.

The new outlying subdivisions to the west of Port 
Macquarie currently undergoing rapid expansion 
(Inneslake,  Brierley Hill and Thrumster areas) have 
seen high demand for residential blocks over the 

past year due to owner occupiers opting to build 
rather than buy existing homes. We expect this area 
to remain strong and continue to grow throughout 
2016. 

During 2016, it is expected that Port Macquarie will 
remain one of the fastest growing regional centres in 
NSW for property investment. Most recently, housing 
development has been based around the expected 
influx of Charles Sturt University students, with an 
increase in the number of house and granny flats 
being built, especially within the adjoining areas. 

Construction of the new Pacific Highway between 
Port Macquarie and Kempsey has also boosted 
the rental market within Port Macquarie, however 
we expect that demand for rental properties will 
decrease as work is completed throughout this year 
and 2017.  The steady influx of university students 
will assist the rental market in remaining somewhat 
strong. 

The higher value, prestige and rural property 
markets in the region remains slow,  with continuing 
limited demand combining to produce slowly 
increasing values. We expect this to continue over 
the first half of 2016.

At the start of 2015 we were optimistic for the year 
and for 2016 our optimism continues.
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Newcastle
In a society consumed by a 24 hour media cycle 
which is addicted to hyperbole, the residential 
property market is increasingly influenced by 
external market indicators, both good and bad.

As Australia enters 2016, the big economic news 
continues to be China’s economic position and its 
potential to impact global financial markets which are 
still vulnerable following the 2008 Global Financial 
Crisis. 

Closer to home we have seen recent Sydney property 
market prices entering a cooling phase, while 
anecdotal sales evidence shows this sentiment is 
now creeping into parts of the Newcastle and Hunter 
Valley property markets. However on the flip side, 
some in the media have highlighted positive forecasts 
in 2016 for the Newcastle property market and some 
are tipping growth rates to exceed Sydney’s.     

Strength in the local market will remain property 
located within a five kilometre radius of the 
Newcastle CBD where economic risks are spread 
and demand for blue chip property remains high. 
Property within close proximity of the University of 
Newcastle remains in high demand and this is tipped 
to continue.

Residential property in popular holiday destinations 
such as Nelson Bay will remain in high demand, 
however it’s important to remember large external 
financial events can impact discretionary spending in 

different ways. Some people may be encouraged to 
holiday and spend their money locally which benefits 
local economies, while some people may refrain from 
holidaying at all until economic conditions improve. 

Since 2014, the mining and resource industry 
downturn has seen parts of the Hunter Valley 
property market exposed to job losses and 
reductions in rental rates and in many cases houses 
have been discounted in order to achieve a sale. 
Sadly, housing market prospects in the towns 
dependant on the mining industry do not look like 
improving in the short to medium term. 

Williamtown’s contamination issue continues to 
dominate media headlines and unfortunately for 
many living within the identified contamination zone, 
2016 remains a year in question and we are all hoping 
for a positive outcome here.  

2016 will remain a year of cautious optimism. It’s 
important to remember that property markets are 
cyclical and solid research is imperative. Property 
prices are impacted by internal and external forces 
and unlike the equities and capital markets, the 
impacts generally lag behind.

Albury
Looking at 2016, we see the residential property 
market in the Albury/Wodonga region continuing to 
remain stable and perhaps firming to increasing in 
some areas.

The region is quite stable in terms of population, 
employment and industry growth and appears well 
balanced. The agricultural sector also appears to be 
on a positive trajectory. This should see steady future 
growth and capital gain at a low level if employment 
and industry remains steady.

The region also continues to be 
promoted heavily to investors due 
to good returns available. 
This has resulted in out of town investor activity over 
the past couple of years as they can achieve twice 
the return they would receive in the capital cities.  

Places worth watching in the region over 2016 
include Bright, Porepunkah and Beechworth.  Sales 
continue to remain strong and show signs of rising.  
Several good back-to-back ski seasons, strong events 
and promotional programs for these regions, the 
area’s move towards the gourmet food and wine 
industry and proximity to Melbourne all factor into 
this.

In addition Wodonga and Thurgoona are also 
seeing some growth with new development.  The 
Wodonga CBD is currently undergoing a multimillion 
dollar redevelopment since the railway diversion 
and is currently seen as one of the fastest growing 
Victorian regional towns. Thurgoona is also rapidly 
developing into a large suburb with more land being 
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subdivided and infrastructure continuing to be 
improved.

Demand for vacant land looks to remain strong and 
steadily increase due to availability and continued 
demand from investors for new housing.

Affordable residential housing is still available in the 
surrounding towns of Howlong, Jindera, Holbrook 
and Tallangatta. They are an easy commute to 
Albury and provide a relatively inexpensive option, 
particularly in the $200,000 to $300,000 range.

In Albury, the suburbs of Lavington, Springdale 
Heights and Hamilton Valley continue to remain good 
value along with parts of North Albury and some of 
the older established areas of Thurgoona.

Bathurst/Orange
The year ahead does not look like it is going to be 
one of increased volatility. In contrast to the major 
centres of Sydney and Melbourne, percentage 
movements have been relatively modest over the 
past few years. The benefit of this is that any knock-
on effect from a softening in the capital cities will 
be felt less acutely in our market. The most likely 
scenario is continued gains in the order of 1% to 5%.  
Rents are not expected to move much with supply 
staying ahead of demand. 

New development is expected to continue as is the 
renovation of existing dwellings with a rising market 
allowing owners to tap into equity. The majority of 
new development will be freestanding dwellings, 
pushing the driving time from the suburbs to the 
shops beyond 15 minutes. This raises the question 
of at what point will developers sense the market 
potential to go up rather than out. That may possibly 
be this year on the old Orange hospital site. 

There is very little available in the towns below 
$200,000 besides slightly dated 2-bedroom units. 
The trend over the next year and beyond is for 
properties in the $200,000 bracket to move into 
the $300,000 bracket, $300,000 to $400,000 and 
$400,000 to the $500,000 bracket. Properties 
above this price range are unlikely to experience 
the same percentage increases as small acreages 
become available to purchasers. 

Rural residential properties will continue to be in 
strong demand with these recognised as having 
some of the most attractive country in NSW.

Tamworth
The Tamworth market is predicted to remain stable 
overall, however it is likely a split will occur between 
new and existing dwellings as the demand for new 
dwellings remains stable to slightly increasing, 
consuming a constant supply of vacant land. Existing 

dwellings are likely to remain stable to slightly 
softening with demand slightly decreasing. The rural 
residential market is predicted to remain steady 
to strong with limited new rural residential land 
available.

Existing dwellings in established suburbs are likely to 
remain stable and will be a good entry point into the 
market. Vacant land is likely to increase as demand 
for new dwellings remains strong.

New developments are attractive due to the 
proposed infrastructure and amenities in some 
estates and regions. They are also an affordable 
option to have everything modern in a house without 
having to do costly renovations.

Older established suburbs circa 1980 to 1990 builds 
appear to be the more affordable bracket with their 
sturdy homes with dated interiors, lacking modern 
features and older style charm.

New subdivision developments without proposed 
infrastructure and amenities are being driven price-
wise by those offering more, however these are often 
investor estates, filling the demand for new home 
rentals. Treat these with caution as an over supply on 
the market would negatively affect values.
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New South Wales Far North Coast
Lismore / Casino / Kyogle
The residential market for the year ahead in the 
Lismore, Richmond and Kyogle Shires is expected to 
remain relatively subdued despite slightly improved 
consumer confidence and sale rates over the 2015 
calendar year.

The ongoing low level official interest rates will 
continue to have a steadying impact on the overall 
residential market throughout 2016.

It is difficult to see a significant change for the 
coming year of 2016 for the residential and rural 
residential real estate markets of Lismore, Richmond 
Valley and Kyogle Shires with continued reticence 
likely to be expressed by investors and home owners 
despite record low level interest rates. This activity 
is expected to continue with predominantly macro 
economic factors having a dampening impact on 
general market confidence in bricks and mortar.

One area to keep a close eye on for 2016 is the 
affordable but modern detached duplex unit. Having 
a smaller foot print area, i.e. strata site, compared to 
the modern 4-bedroom, 2-bathroom, double garage 
home on typical freehold site of 650 square metres 
plus, not much is really sacrificed. The detached 
duplex design can vary like any other free standing 
residence and still possess a similar number of rooms 
and garaging on a smaller site and smaller open 
space by employing split level, part two-level or two-

storey designs. More and more people are starting 
to realise that a large back yard is not a necessity 
for young couples or mature aged couples with no 
children or pets.

The prices are generally lower than their larger 
counterparts and yet still provide good quality 
improvements and living accommodation. It is now 
common place to note that most corner sites in new 
residential subdivisions are specifically targeted 
for this type of development. Even within existing 
residential areas, some property investors are 
actively seeking out larger residential properties 
close to the CBD, i.e. houses on corner quarter 
acre blocks (1,012 square metres) to carry out dual 
occupancy development of the existing residence 
rather than starting from scratch with freshly 
developed parcels of land in a new estate.

Generally, properties within the $250,000 to 
$350,000 price bracket are likely to be the main 
price brackets receiving most of the activity 
within Lismore City for 2016, whereas it would be 
slightly lower in Casino and Kyogle at $200,000 to 
$300,000. However, we do note an increasing supply 
of modern and semi modern homes in the $400,000 
plus bracket for Lismore City, thanks in part to the 
development of the modern residential estates 
dotted within Goonellabah.

The most affordable property type will continue to be 
the older stock of the typical circa 1970s and 1980s, 

2-bedroom brick and tile units of which little have 
sold in 2015. This is likely to continue throughout 
2016, however at affordable price levels of $125,000 
to $175,000 (depending on whether renovated or 
not) and still generating a reasonable rent return 
in areas close to the CBD and major educational 
facilities such as Southern Cross University. Good 
buying opportunities may present themselves 
providing the body corporate fees are kept in check 
and to a minimum.

One area of caution is the traditional 100 acre hobby 
farm or rural lifestyle block in semi remote to remote 
localities. With the possible threat of increasing costs 
to maintain such properties and distance from the 
main centres, their popularity is continuing to fade. 
Already at the extreme end of the scale we have 
noted a significant fall (up to 50% in some cases) 
in market value for timbered, remote parcels of 100 
acre lots with limited or no services over the past 
three to five years.

In summary, we expect the residential property 
market for Lismore, Richmond Valley and Kyogle 
Council areas for 2016 will continue with some 
assurance of stability. While unlikely to see major 
growth, quiet confidence should remain while 
couched in the hope that a low interest rate 
environment remains, even if there are modest rises 
in the banks’ rates. 
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Ballina / Lennox Head / Byron Bay / Mullumbimby 
/ Ocean Shores
The 2016 year within the Ballina residential property 
market could go two different ways. The strong 
demand and quick turnover of 2015 may continue 
or it could slow down around the middle of the year. 
Interest rates are still low which is one of the driving 
factors of first home buyers and investors. If market 
conditions begin to slow with interest rate increases 
and a slowing Australian economy, we could possibly 
see a slump. This could force investors to sell which 
in turn would increase stock levels. However, with the 
new Pacific Motorway recently completed between 
Tintenbar and Ewingsdale, we could see a trend of 
Queensland buyers coming down into the Far North 
Coast and in particular the Ballina region.

If overall economic conditions 
remain unchanged, the overall 
market in 2016 will remain steady 
for the Far North Coast. 
The property markets in Sydney and Melbourne 
reportedly slowed in the later part of 2015 which in 
turn will see the coastal resort towns of Byron Bay 
and Lennox Head remain steady and possibly ease 
towards the middle of the year (there is generally 
a lag). As these towns are generally driven by 

interstate lifestyle changers, the market conditions 
upwards of $1 million will be the first indicator that 
the market has eased. 

The lack of stock and strong demand have resulted in 
the Byron Bay area having tremendous growth over 
the past 18 months, however economic forecasters 
and global uncertainty will have an impact. 

The lower level or entry points circa $400,000 to 
$700,000 will remain steady and fare better than the 
prestige market due to the lack of housing and strong 
rental returns. Investors will still see opportunity in 
this price bracket. 

Coffs Harbour
2015 saw strong growth in most market sectors 
driven by increased consumer confidence due to 
continuing low interest rates, a strong rental market 
and infrastructure upgrades resulting in value 
increases. 

2016 should see this market remain buoyant 
characterised by high enquiry and sale rates 
primarily centred within the affordable sector (sub 
$550,000) of the market which will filter through to 
the mid to upper price bracket. More promising signs 
in the upper price bracket ($1.5 million plus) have 
been evident during 2015 with several beachfront 
and rural properties selling in excess of $2 million 
and selling agents reporting renewed interest from 

the Sydney and out of town markets.  The likelihood 
of interest rates staying low will only add to the 
growing consumer confidence. 

The northern beach suburbs between Coffs Harbour 
and Woolgoolga including Sapphire Beach, Emerald 
Beach and Moonee Beach traditionally have been 
stable markets and we expect these localities to 
continue to improve with travel time to Coffs Harbour 
reducing due to the Pacific Highway upgrades.

The one beachside location where prices still appear 
cheap is Sandy Beach, where you can purchase an 
esplanade position (opposite beach reserve) starting 
at $550,000 and up to $700,000. This locality is 
traditionally considered a lower socio-economic 
area with little infrastructure. However, a large 200 
lot development is planned for the area coupled 
with good access and increased services which are 
offered in the nearby township of Woolgoolga, six 
kilometres to the north which will make this suburb 
one to watch.

To the south of Coffs Harbour, the townships of Valla 
Beach, Valla, Urunga, Macksville and Nambucca 
Heads will continue to see increases in rental and 
sales activity as the highway upgrade between 
Warrell Creek and Urunga nears completion which 
will substantially reduce the travel time to Coffs 
Harbour. The pick of these areas is Valla Beach which 
has already seen demand outstrip supply for rental 
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and sale stocks with values expected to increase in 
2016.

The rural residential market remains stable with 
increased activity for well located properties close to 
Coffs Harbour such as Boambee, Bonville, Karangi, 
Upper Orara and Bucca and typically within the lower 
to middle price ranges.

In short, the Coffs Coast market is relatively stable 
and does not experience significant shifts in property 
values having a relatively low socio-economic base. 

There is no surprise that it is the affordable end 
of the market sector that will experience the most 
activity with prices remaining strong and shortened 
selling periods. We consider this market will remain 
steady throughout 2016 off the back of the increased 
prices experienced in 2015. 

Factors for long term growth within the region 
include lifestyle factors such as proximity to a 
number of quality beaches, transport including 
regional airport and upgrade of the Pacific Motorway 
(north and south), medical sector (an expanding 
segment of the market) and shopping facilities 
making them ideal for families and retirees. Continual 
population growth combined with a relatively diverse 
industrial base and growing health and education 
sectors means the area is not entirely dependent 
on tourism and sea changers, making it a less risky 

investment than some other coastal towns while 
offering the same lifestyle benefits.

Clarence Valley
Since 2014, the Clarence Valley residential market 
has seen an increase in demand for property, 
a reduction of supply and rising values for all 
residential property types. Generally agents have 
reported it a challenge to find enough stock for 
listing and are being proactive in sourcing listings. 
This region will continue to benefit from several key 
major infrastructure developments driving demand 
which include a proposed second Grafton Bridge 
crossing, Pacific Motorway bypass and second jail in 
South Grafton. Recently the old Grafton jail has been 
re-opened creating jobs. These projects are under 
way to varying degrees which is driving both investor 
and home occupier purchases and this interest in the 
region is expected to continue. The flow on effect 
of this large proposed infrastructure spending in 
the region is expected to have a stronger impact 
on nearby Pacific Highway upgrade towns such as 
Maclean and Yamba.
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Melbourne
Our research has led us to believe that there a few 
key suburbs which may experience higher than 
average growth in 2016.  In the inner west, Footscray, 
approximately 6.5 kilometres from the CBD already 
experienced a rapid growth rate during 2015 with 
a median house price of $780,000 recorded in 
September 2015, up by 13.5% from the June 2015 
quarter median of $687,000.  December 2015 saw 
a new sales record set for the suburb with $2.11 
million achieved for a 6-bedroom Edwardian home.  
The vendors profited over $700,000 since their 
original purchase in March 2014.  Given the suburb’s 
proximity to the CBD, improved infrastructure and 
rich multicultural environment, this suburb has all 
the characteristics to be a distinguished performer 
in 2016.  

Other suburbs set for growth in the west include 
Sunshine, Braybrook and Laverton.  With a number 
of small subdivisions and infill redevelopment, it is 
the mid-tier dwellings that are likely to perform best, 
in particular townhouses and units. 

In the south eastern suburbs, proximity to local 
amenities, public transport, schools and beachside 
areas continue to remain the key factors influencing 
demand. Bayside suburbs such as Hampton and 
Beaumaris are likely to continue to see strong 
growth in 2016 possibly easing in comparison to 
2015.  Frankston has long been set as the next 

suburb to experience rapid growth and although 
there was improvement in 2015, it wasn’t to the same 
percentage of nearby bayside suburbs. This year 
could be Frankston’s time to shine.  

Similarly, property prices in the outer eastern 
suburbs have also been positively impacted by 
proximity to local services. The 12 months to 
December 2015 saw unprecedented levels of growth 
in a number of outer eastern suburbs, led most 
notably by Ringwood and Ringwood East.  This 
demand was partly driven by the redevelopment 
of Eastland Shopping Centre but also the lack of 
affordability of the inner eastern suburbs, which 
continues to push purchasers further along the 
Lilydale train line.  The scarcity of developable land 
has resulted in increased competition and higher 
prices.  Land banking also became more prominent 
over 2015 to the west of Eastland Shopping Centre.  
Foreign investors who saw the capital appreciation 
over the past two years in suburbs such as Glen 
Waverley are no doubt hoping that Ringwood is 
next in line for such growth.  We expect investors 
to continue holding these sites in 2016 and only 
consider development once demand reaches its peak.    

There is however, good news on the horizon for 
buyers. The south-east market appears to be shifting 
in their favour for 2016. The latter part of 2015 saw 
a noticeable decrease in the number of auction 
attendees and corresponding clearance rates, with 

a number of properties passing in before eventually 
selling. The indication is that the market may be 
nearing the top of the housing cycle with prices 
flattening and values anticipated to remain relatively 
stable.

Many outer south-east suburbs 
are still considered good value for 
money, making them popular for 
first home buyers, families and 
investors. 
In suburbs such as Cranbourne, Clyde and Officer 
the average price for a newly-built conventional 
4-bedroom, 2-bathroom house on approximately 450 
square meters of land is circa $400,000. However, 
investors are advised to approach with caution due 
to the risk of oversupply and given that  growth was 
stronger than expected throughout 2015. 

This sentiment is being echoed within some inner 
eastern suburbs but most prominently within 
recently overheated sub-markets such as Balwyn, 
Balwyn North, Mount Waverley and Glen Waverley, 
suburbs particularly popular with Australian Chinese 
purchasers and overseas investors. These suburbs 
experienced a noticeable dip in property prices 
over the last two months of 2015 and a reduction in 
clearance rates by approximately 10%. The recent 
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legislation introduced by Chinese banks to limit 
overseas transfers by individuals to US$50,000 
per annum had significant impact on Melbourne’s 
property market in late 2015. While purchase prices 
within these markets are expected to dip again 
throughout 2016, the appeal of the highly sought 
after school zones could limit substantial reductions 
in prices.

The expected dip in property prices within these 
sub-markets combined with record low interest rates 
will provide more opportunities for local buyers 
wanting to upgrade existing homes to ones within 
the prestigious inner eastern suburbs, a feat which 
may have seemed financially out of reach for some in 
previous years. 

The apartment market is certainly one that should 
be approached with caution in 2016. Our recent 
monitoring of the difference between off-the-plan 
sales and the price on resale of recent developments 
(since 2012) of inner Melbourne suburbs is on 
average a loss of 10%. Suburbs such as Southbank, 
Docklands, St Kilda, South Yarra, West Melbourne, 
South Melbourne and North Melbourne are all 
impacted, with the biggest losses being 30% off the 
original off-the-plan purchase price.  Research has 
revealed that approximately 20% of all apartment 
sales in Melbourne CBD were sold at a loss. 

Research from the REIV has shown that the median 
price for 1-bedroom apartments in Melbourne for the 
year to September 2015 fell by $5,000 to $355,000, 
a decrease of 1.4%, whereas the median price for 
1-bedroom apartments in the middle suburbs of 
Victoria fell by 2.5% to $305,000. Median prices 
for 2- and 3-bedroom apartments rose by 3.8% 
and 8.7% respectively. In November 2015, we saw a 
rise in the vacancy rate for apartments from 3.3% 
to 3.8%, which is now nearly 1% higher than the 
vacancy rate in September 2015.  Approximately 
20% of vacant apartments were located within 
the city of Melbourne, which experienced a rise in 
vacancy rates from 3.3% to 3.9%.

A key piece of legislature primed to come into 
effect later this year will be the restriction on height 
and size of buildings in the Melbourne CBD. This 
restriction will limit the plot ratio of a site to 24 to 1 
compared to the current average plot ratio of 37 to 
1. Essentially, this means developers wanting a taller 
building will need to ensure they have the required 
open space beneath it.  This will almost certainly 
result in a substantial decrease in the number of 
high-rise towers being built, which appear to be a 
prominent feature of the Melbourne CBD skyline.   

With 2,524 apartments expected to be delivered in 
Melbourne and Southbank this year alone and the 
recent apartment boom seen in Carlton, Collingwood 

and Fitzroy, there is a substantiated fear of 
oversupply in the apartment market, even taking into 
consideration the growing population. Government 
legislation will go some way to reducing the glut but 
the second half of 2016 will be an intriguing one for 
the Melbourne apartment market.

A similar trend can be seen in the apartment 
market throughout the south-east, which has 
softened and is likely to continue to do so due to the 
increased volume of new construction. Second-hand 
apartments have generally taken longer to sell and 
in some cases vendors are taking a loss on what was 
originally paid off-the-plan. 

The oversupply in the apartment market is also a 
concern in the inner north western suburbs. Suburbs 
such as North and West Melbourne, Moonee Ponds, 
Ascot Vale and Essendon will see a large number 
of apartments completed this year.  With no sign of 
construction slowing down, additional concerns are 
coming to light surrounding the impact of the designs 
on the local community as well as the sizes of the 
complexes and individual apartments and how these 
impact the long-term resale value. 

In conclusion, we believe that 2016 will be one of 
average growth throughout Melbourne, with the 
levels of capital appreciation being significantly lower 
in comparison to 2015.  With instability in China and 
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the weak Australian dollar we expect interest rates to 
remain relatively low, helping to maintain a healthy 
level of demand throughout the market.  However, 
all indicators point towards an oversupply of 
apartments, particularly within inner Melbourne.  The 
interaction between the developer’s willingness to 
supply and buyer’s willingness to continue to absorb 
the excess stock will determine how the apartment 
market will fare in 2016. 

$2.11 million 6-bedroom period home in Footscray which set 
a suburb record.  Source: www.domain.com.au

Under new legislation, high-rise buildings such as The 
Trillium Tower (left) on La Trobe Street and Vision 
apartments (right) on Elizabeth Street, would be highly 
restricted.  Source: www.domain.com.au 

Additional Research Sources:

https://www.mywealth.commbank.com.au/property/7-
inner-melbourne-suburbs-under--700-000-for-houses-
hottopic201509 

http://www.smartpropertyinvestment.com.au/
opinion/14220-top-10-melbourne-suburbs-for-2015 

http://www.reiv.com.au/property-data/high-performers/
growth-suburbs 

http://www.afr.com/real-estate/melbourne-apartment-glut-
20pc-sold-at-a-loss-20150929-gjxdn5

Ballarat
The Ballarat residential market, like the rest of the 
Australian economy, will not be without it challenges 
in 2016. Macro economic factors such as the success 
of Australia’s transition from a resource driven to 
service driven economy, the mood of the various 
regulatory bodies and the ability of our elected elite 
to remain united behind one leader will play a major 
hand in its fortune.

More locally, the direction and ferocity with which the 
market door will swing will depend on the continued 
state governmental inclination to decentralise 
Victoria. In addition to the continued popularity and 
population growth of the area and the success of the 
local economy.

The good news for the area is that none of these 
drivers appear at present poised to pull the plug 
on the place. The bad news is, nor do they elicit an 
inclination to provide us with a path to the promised 
land.

And so the great unwashed are left to wake up, frock 
up and front up. The fundamentals of the residential 
market are sound if not strong, yet only the most 
bullish would foretell a 2016 Ballarat boom. So how 
will it play out? This correspondent feels the year 
will play out as tug of war between positive local 
sentiment and what will be on balance, at best, a flat 
macro economic climate.
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As usual, the property with the greatest chance to 
grow will be that with limited supply close to the CBD 
such as Ballarat Central, Lake Wendouree, Soldiers 
Hill, Black Hill & Golden Point. Areas with significant 
challenges will be those with over supply issues such 
as the new estates in Delacombe and Lucas.   

Let the year begin.

Warrnambool
The median house price in Warrnambool has had 
little growth over the past five years and this trend is 
expected to continue in 2016. The current market can 
be described as a buyer’s market and we expect this 
to continue for the remainder of 2016.

Central Warrnambool will remain the market to watch 
this year. There is an increase of buyers in this area 
and most see this year as an opportunity to buy 
centrally before the market gains some strength. 
Properties within this bracket are generally located 
within close proximity of the CBD, beach and hospital.

The oversupply of vacant residential land within 
Warrnambool remains a talking point and an area 
that should be treated with caution. This supply and 
lack of demand is starting to have flow on effects on 
land values both in new subdivisions and established 
northern suburbs, with some developers offering 
incentives to help sell land. North Warrnambool 
remains an affordable market on the back of the 

oversupply of vacant land with properties being 
purchased for under $350,000.

Horsham
The Horsham residential property market has drawn 
an outside gate for the start of the 2016 race and 
will have to work hard to get around the subdued 
demand and lack of market confidence to get to 
the fence by the end of the financial year. The track 
is likely to be slow, especially at the top end of the 
market with a limited buyer pool. Unit values are 
likely to remain stable due to an over supply of stock 
but modern homes in the centre field ($300,000 to 
$400,000 owner-occupier market) are expected to 
run a solid race due to maintained strong demand 
and limited rental stock. The volatility of the rural 
residential market will be closely watched throughout 
the race in 2016.

The tail end of the field ($100,000 to $200,000) 
represents longer odds but maintains affordability 
compared to the centre field.

Echuca
2015 was a strong year across most market 
segments in Echuca Moama with some segments 
doing particularly well including those with river 
frontage or a river aspect, well improved houses in 
Moama’s Highlands Estate and some improvement in 
sales rates for centrally located properties. 

Individually we saw multiple sales of river front 
properties in excess of $2 million and several in 
excess of $1 million throughout the course of the 
year with lifestyle blocks featuring river frontage (nil 
permit for a dwelling) also selling strongly. 

With no more land available in the Highlands, 
development vicinity prices have gradually pushed 
up with many sales in excess of their replacement 
cost as buyers look to secure a property in a 
modern development within close proximity of 
town. The Murray Banks, Winbi and Perricoota Ryun 
development land sales have all been relatively 
good throughout 2015. Meanwhile central Echuca 
finished the year relatively strongly with the sale of 
a refurbished period style home for approximately 
$940,000 showing a return to demand in this 
segment.

With extensive development in Echuca to the west 
and Moama through Barbers Paddock, Murray Bank, 
Winbi and Lake View Estate it will be interesting to 
see how the market absorbs the new lots throughout 
2016. A tight rental market may well result in further 
demand for vacant land given the lack of supply of 
stock most agents are reporting.
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Brisbane
After the somewhat deflating year that was 2015, 
most would like to think the coming 12 months will be 
a cracker. Last year showed so much early promise. 
Although near city suburbs fired up a bit, everyone 
holding their breath and expecting a rush of capital 
gains was, on the whole, left disappointed come 
year’s end.

We’ve now taken the real-estate temperature and are 
ready to predict the coming year’s market direction… 
and the winner is (drum roll please)… MODEST!

Ok. I may have oversold the tension, but all signs 
are, in a general sense, Brisbane property owners 
can expect an unexciting 2016 with reasonable gains 
across most markets. This isn’t necessarily a bad 
thing. Booms can lead to busts. If buyers in Sydney 
are exhausted after their markets thrilling ride, then 
Brisbane might be just the tonic.

Of course, a single description of our city’s market 
doesn’t capture its nuances. Different sectors will 
perform at their own pace, so here’s our take and 
which look good, and which have been hit with an 
‘ugly stick’.

The good news first – there are near city localities 
well worth consideration. Morningside, Murarrie 
and Carina have potential for growth as the East 
Village project comes to completion. Neighboring 
suburbs also provide potential for capital gains. With 

detached dwellings priced between $500,000 and 
$800,000, these areas are certainly affordable for 
the modern-day buyer.

Another tip is to stay within established, owner-
occupier areas and look for affordable detached 
homes that could do with a lick of paint. Suburbs 
such as Stafford Heights and Geebung offer facilities, 
service and access – and with detached 3-bedroom 
housing for half the price of a Sydney bedsit. If you 
can buy a cheapie and do a little work on it, all the 
better. If you want to come a little closer in and spend 
a bit more dough, how about looking at Enoggera 
and Wavell Heights to the north, or Holland Park 
to the south. They’ll be a bit pricier than addresses 
further out, but this is solid property with plenty of 
upside potential.

Unit hunters who are regular readers will not be 
surprised to hear us recommend second-hand unit 
stock in areas with a large potential tenant base this 
year. Buy well layed out but unrenovated stock in a 
quiet location. Keep yourself within 5 kilometres of 
the city and make sure there’s potential to improve 
the unit. Once this holding becomes neutrally geared, 
you can ‘set and forget’ until retirement.

In terms of suburbs that should be treated with 
caution, we continue to warn buyers to watch their 
step with inner-city, off-the-plan units. This sector 
is a concern due to the amount of investor stock 

nearing completion. Add to this the number of 
proposed projects, along with the signs of declining 
rents because of rising supply, and you’ll realise 
why product designed specifically for the investor 
market is of the most worry. If you must get into 
this market, then seriously consider well designed, 
owner-occupier type units to broaden your potential 
buyer base. In addition, units designed for owners 
are normally of better quality fit out and finish, with 
more thoughtful design, so their appeal is universal.

So the year ahead is expected to 
be solid and stable with the best 
opportunities reserved for those 
seeking the affordable housing in 
established suburbs.
Toowoomba
Toowoomba experienced a relatively strong 2015 
with sales and price growth demonstrated in the first 
half of the year. A slowdown in activity or cooling 
of a somewhat heated market was observed in the 
second half of 2015 as the declining coal seam gas 
industry and associated job losses took their toll on 
the market.

It is considered the Toowoomba property market has 
passed its peak with agents reporting reduced buyer 
inquiry and longer selling periods. Some sectors are 
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performing better than others but there is no specific 
property type outperforming the broader market. 

There is an air of expectation for 2016 as large 
infrastructure projects gain momentum. The second 
Toowoomba range crossing road construction is 
expected to be a catalyst for growth given the scale 
of the project and likely workforce demands.

In contrast, the towns situated in the previously 
booming Surat Basin to the west are now 
experiencing the effects of the mining slowdown. 
Chinchilla, Miles and to a lesser extent, Roma are 
all in a declining phase with the oversupply of new 
housing and units developed during the peak of the 
mining boom now surplus to the local market needs. 
Vacancy rates of up to 45% have been observed in 
Miles with increasing mortgagee in possession sales 
activity expected in 2016 throughout these towns.

Toowoomba is expected to maintain values based on 
historic trends, however a reduction in sales volumes 
is anticipated. Properties in the sub $400,000 price 
bracket are considered the safest bet for investors as 
this sector has traditionally been underpinned by the 
first home owner influence. 

There has been strong supply of affordable, new 
housing and units in Glenvale over the last two 
years. This product has been marketed at the 
investor market and there is strong potential for an 
oversupply in this sector as vacancies rise. 

On balance, 2016 may be a steady year in terms 
of sales volumes with the influence of the second 
Toowoomba range crossing likely to have some 
positive impacts on the property market. 

Gold Coast
Central Gold Coast
Looking at the year ahead, we believe that we should 
see solid growth throughout all property types on 
the central Gold Coast. This is driven by the limited 
stock and the migration of interstate buyers moving 
here to buy our ‘cheap’ property. There have been 
a large amount buyers from Sydney and Melbourne 
moving up after selling their property for a premium, 
they see the Gold Coast as cheap compared to their 
hometown e.g. the ability to buy a waterfront home 
for under $1 million in suburbs like Carrara and 
Mermaid Waters.

The properties worth watching are the ones 
surrounding new developments like the Pacific Fair 
Shopping Centre, Jupiters Casino, Benowa/Royal 
Pines Shopping Centre. The properties around these 
locations are set to see growth. Like the Isle of Capri 
local shopping centre increasing values of the houses 
around the development.

Properties that seem comparatively affordable 
are houses in the western central area (Nerang, 
Carrara and Highland Park). These suburbs are still 
considered affordable compared to other houses 

on the Gold Coast, the main problem now is finding 
the stock to fill the demand. It is quite common for 
properties to sell within one week of being listed 
after receiving multiple offers. 

New developer stock has been selling quickly with a 
lot of international demand; the area that has been 
the hottest is Robina with most of the developers 
almost sold out of their current stock. New developer 
unit stock should be treated with caution as they are 
often sold at pumped up investor price levels; these 
sale prices are often not sustainable on resale.

We believe the strong performance 
in the residential sectors will be 
sustainable over the coming year 
as the demand is extremely strong 
on the Gold Coast. 
Also the increase in tourist numbers to the Gold 
Coast with the Australian dollar at a low point. The 
investment units along the coastline should see 
increased returns for the year.

More buildings are coming out of the ground than 
we have seen in years between Southport and 
Hope Island. These areas are proving popular with 
overseas buyers as there are many options to 
purchase properties through the FIRB but there is 
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also a lot of local purchaser and interstate action 
about. 

Local selling agents are still to this day reporting 
very short marketing periods with multiple offers and 
offers above asking prices for a portion of properties, 
more-so in the established central localities of 
Ashmore and Southport.  Vacant land values have 
continued to rise with resales occurring (some within 
12 to 18 months of purchase from the developer) at 
higher sale prices. 

We are also seeing the ease of the sale of developer 
stock in medium to highrise units in areas such as 
Southport and Biggera Waters (near Harbour Town) 
where the sale price meets market, likely due to 
feasibility studies and planning having been done in 
weaker market conditions. Unit values for older stock 
that are not well located or do not have much of an 
outlook have not seen the value increase that the 
rest of the market has enjoyed and with more units 
set to rise, it is not likely to help the matter any time 
soon.

We are still seeing more and more first home buyers 
and investors purchasing duplex units as these seem 
to be the solution to unaffordable housing for people 
who would still like to be centrally located, however, 
not be subjected to costly body corporate levies. 

There has been evidence to prove values have 
increased in areas such as Parkwood where the 

G:Link trams run, and with talk of plans to extend that 
to Helensvale train station we consider Helensvale to 
be an area to look out for.

Northern Gold Coast and southern Logan 
Generally, the prediction for 2016 within the northern 
Gold Coast and southern Logan residential property 
market is a return to stability from previous years. In 
late 2014 through to 2015 the northern Gold Coast 
and southern Logan residential market witnessed 
the return of the investor, increasing demand for new 
and existing product while decreasing the market 
supply. Prior to late 2014 the overall feel of the 
northern Gold Coast and southern Logan residential 
market was slow with an uncertainty lurking from the 
past. The return of the investor put this uncertainty 
to bed fuelling demand and in turn allowing 
developers to increase supply.

As the northern Gold Coast and southern Logan 
residential market represents a large area, we will 
firstly focus on the northern Gold Coast residential 
market. The main driver of this area is the growth 
corridor spanning from Oxenford to Ormeau. In 2016 
this area is one to watch, the area is continuing to see 
supply of vacant allotments within new estates and 
existing estates that have begun expanding. To meet 
the expansion of the growth corridor new services 
and amenities are under construction in Coomera 
following the upgrade of infrastructure. The main 
driver of this area is the investor; we note that a high 

percentage of demand is from local, interstate and 
international investors, relying on a strong rental 
market to ensure a good return on investment. If the 
rental market maintains stable growth we should see 
a prolonged stability for the area excluding external 
economic factors that could reduce investment.

               

Northern Gold Coast residential market source: Google 
Maps

The southern Logan residential market has seen a 
revival since late 2014. A contributor to this is the 
planned redevelopment of the Beenleigh CBD and a 
new Planning Scheme in place to encourage growth. 
Yarrabilba has continued to be the leading residential 
estate for the area enticing investment from locals, 
interstate and international parties. The area is 
expecting the finalisation of a local shopping centre 
and a local tavern in 2016. In 2015 Yarrabilba saw 
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the opening of a childcare centre and petrol station, 
although not the most exciting developments, the 
focus should be on the future of this estate and 
things to come in the near future.

          

Yarrabilba source: Yarrabilba Sales and Information Centre

It won’t be all sunshine and rainbows for the northern 
Gold Coast and southern Logan residential property 
market in 2016 with the potential of an oversupply 
of townhouse and unit developer stock in the region. 
The Beenleigh CBD and associated planning scheme 
has made it easier for the developer to develop 
medium density residential developments that are 
generally at the upper or above market parameters 
in comparison to resales of units in Beenleigh and 
surrounding suburbs. Pimpama and Coomera have 

also seen an increase in the townhouse and unit 
developer stock that are also considered at the upper 
end or above market parameters in comparison with 
resales. This is considered a risk for the northern 
Gold Coast and southern Logan residential property 
market and should be approached with caution.

Southern Gold Coast and Tweed Coast
We believe the stage is set for a reasonable 2016 for 
a majority of property types on the southern Gold 
Coast and within the Tweed Shire. However, the world 
economy has shown signs of global volatility.

The suburbs to watch this year would include suburbs 
within proximity to the beach and new infrastructure 
such as Palm Beach, Elanora, Kingscliff, Casuarina 
etc. The suburbs listed above should perform on 
the back of new infrastructure such as $136 million 
residential development of the caravan park at Palm 
Beach by Sunland and the construction of the $25 
million Coles Casuarina retail hub. 

The areas that seem comparatively affordable would 
be Currumbin Waters, Tugun, Varsity Lakes, Tweed 
Heads South and Tweed Heads West. The product 
to be treated with caution would be new developer 
stock which is often sold to interstate or internal 
buyers above market value. However, this product 
can often represent good value upon resale should 
the vendor be quitting the property.

Sunshine Coast
After what can be considered a generally good year 
for most property types on the Sunshine Coast, we 
expect 2016 to continue but at a slower rate. 

Dwellings sales within the coastal corridor between 
Maroochydore and Caloundra, particularly the sub 
$600,000 price range, are expected to continue with 
increased demand as a result of the completion of 
the new Sunshine Coast University Public Hospital 
expected in late 2016. Generally older dwellings 
are also becoming more sought after due to their 
proximity to infrastructure and comparatively larger 
lot sizes. These properties are seen as an affordable 
alternative to new dwellings on small allotments 
within new estates.

Dwellings outperformed units in 2015 and this trend 
is expected to continue throughout 2016. The main 
impediment in demand for units in large complexes is 
the higher body corporate fees which erode returns. 
Units in smaller, walk up complexes near to beaches 
and cafes suited to owner-occupiers or permanent 
rental have seen a greater increase in demand as 
they offer an alternative to single unit dwellings. 
We anticipate that the interest in larger permanent 
style units and also larger townhouse and small lot 
housing will continue on the back of empty nesters 
wanting to downsize.
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Early 2015 saw a large increase of investor product, 
particularly new dwellings on small lots in new 
estates, as well as the introduction of dual key 
dwellings comprising attached 1- or 2-bedroom 
units.  A significant portion of new house and land 
packages within these estates were marketed and 
sold to investors, highlighting benefits such as the 
depreciation of the building as a tax saving. The main 
concern moving forward is the balance between the 
number of owner-occupiers and investors. Some of 
these new estates are starting to see an oversupply 
of rental properties which slowed rental growth 
during the second half of 2015. The APRA policy to 
curb investment lending will also continue to have an 
effect on the Sunshine Coast market.

While 2015 saw some capital growth for rural 
residential properties in hinterland localities, 
growth rates were lower than properties located 
along the coastal strip. Rural residential still offers 
very good value for money and we are expecting 
rural residential properties to continue to grow, 
particularly entry level product below $500,000.

The prestige market, will continue to remain patchy 
with most of the interest at the entry level ($1 million 
to $1.5 million). As with all markets but more so in the 
prestige market, it will be very much property and 
area specific with any properties that have issues or 
are overpriced sitting. The recent uncertainty of the 

share market and the anticipated slowing in Sydney 
and Melbourne markets will also have an effect.

Hervey Bay
The year ahead is expected to deliver steady market 
conditions for residential property and stable supply 
and demand across the region.  Sub $300,000 stock 
is predicted to firm with the lack of housing in this 
price range and improved rental returns driving 
prices slightly higher.  The move towards smaller 
lots sizes (in the range of 350 square metres to 
500 square metres) is now encouraged by Council 
with many new estates currently being developed 
adopting this higher density format.

Unit development is considered to be imminent 
in the short to medium term, with very little new 
stock being offered to the market after absorption 
of an oversupply of units.  The most popular unit 
style which has shown to be well received by buyers 
in recent times is the villa and townhouse unit, as 
opposed to high rise development. 

The Hervey Bay Housing Affordability Project is an 
initiative by Council and Federal Government which 
offers $12,000 grants for new land or new house and 
land packages.  The incentive is reported to expire 
on 30 June 2016 which could result in a slowing of 
sales to first buyers.  It is hoped the project may be 
extended to stimulate economic growth and support 
local employment in the construction industry.

The prestige property market has improved over the 
past twelve months with more sales in the higher 
price range (above $700,000) than previous years.  
While property prices are not considered to rise in 
this market in the short term, sales are expected to 
continue at this rate with more medical staff moving 
to the area due to the new private hospital and 
supporting medical industries.  There is currently an 
abundance of higher priced stock on the market and 
vendors have to be flexible in order to finalise a sale.

Bundaberg
Welcome to 2016. The year ahead looks to be an 
interesting one. We have reports of exciting new 
developments and industry being attracted to the 
region including to the Bundaberg Port, for example, 
the $70 million Knauf plasterboard factory that is 
reportedly bringing over 600 jobs to the region. 
The Innes Park North/Bargara South beachfront 
residential development should also stimulate 
interest in our very affordable region. 2015 saw 
some record sales at the upper end of the market 
under contract which will set new levels if the sales 
complete. The new $90 million wastewater treatment 
plant at Rubyanna will also stimulate growth with 
capacity for development in the area. 

The residential market for both houses and units 
has remained steady and consistent over the past 
quarter with overall confidence being subdued. As 
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the planned developments move forward, confidence 
in the market should lift throughout 2016.

Emerald
The Emerald market and greater Central Highlands 
region peaked in 2012.  Values fell significantly in the 
period 2013 to 2015.  We are now back near 2004 
and 2005 levels and it seems the worst is over for 
the time being with the markets appearing to mostly 
level at the end of 2015.  We think the market is going 
to be mostly level in 2016 with the worst in falling 
values behind us.  There is nothing on the horizon 
to suggest values will firm at all in 2016.  There is a 
significant number of properties for sale, many of 
them vacant, to be taken up before values would 
start to rise if there was a boost in the economy.  
We are seeing some great value for money in the 
Emerald market across the board but especially in 
the first home buyer entry level range of $200,000 
to $300,000. We think the first quarter of 2016 will 
reflect exactly where the market is after three years 
of significant decline and the impact this has had on 
the community and the retail market after a very 
tough 2015.  The community is hopeful that those 
businesses that have survived after the past three 
years of downturn will be able to hang on now under 
the new normal until the resource sector picks up or 
a new industry is created in the region.

Gladstone
Looking ahead in 2016, we consider market 
conditions to remain volatile for all Gladstone 
regional residential market sectors with potential 
for further price vulnerability despite value levels 
already being the lowest in the decade. The Liquefied 
Natural Gas (LNG) industry and more specifically the 
construction phase of the LNG consortium building 
multi billion dollar gas plants on Curtis Island are 
now coming to an end. The impact of the declining 
construction workforce switching to an operational 
phase associated with LNG plants is yet to be fully 
felt. The declining workforce will have a direct flow 
on effect to the residential property market in terms 
of rental values, vacancies, dwelling sales and land 
values. 

The unit market remains a sector to be cautious of in 
2016. In early 2015, the few unit sales occurring were 
showing discounts of up to 40% from peak value 
levels. In the later part of 2015, sales were showing 
up to 55% discounts from peak value levels. Even 
at these levels, there has been very little interest 
or activity occurring. This is in part due to the fact 
that most of these units are typically investor stock 
and the market for units and townhouses has strong 
links to the performance of the rental market. Also 
recent changes in relation to deposits required for 
investment products have had an impact. 

Rockhampton
After a tough 2015 the year ahead does not look 
like getting any easier for the Rockhampton and 
surrounding residential markets. Confidence 
still appears to be down, with many resource 
and associated service industries still dealing 
with tumbling commodity prices and a declining 
workforce. 

The lower end of the market (sub $300,000) has 
experienced some of the worst declines in value 
across the region with a significant number of 
mortgagee sales recording drops in value from 20 
to 40% against their previous sale prices which can 
generally be any where from one to eight years prior. 
The worst affected areas include Gracemere, Zilzie 
and older established suburbs of Rockhampton such 
as Depot Hill, Berserker and Park Avenue. This has 
largely been the result of a mass exit of investors 
leaving the market reliant upon first home owners 
and lower income buyers with substantial budget 
restraints. 2016 will be another tough year for the 
localities and as such they should be treated with 
caution however at the same time they may present 
opportunities should we reach the bottom of the 
property cycle, but as always this is something very 
difficult to flag at the time.

Better quality localities and properties where owner-
occupiers are active in the medium price range 
($300,000 to $500,000) appear to be holding there 
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values. Suburbs include large areas of the Capricorn 
Coast, Norman Gardens, Frenchville and Wandal. 
Despite these areas holding well, it is unlikely that 
they will experience any substantial gains in value 
throughout 2016.

Medium to high end properties 
above $500,000 have been also 
holding relatively well and include 
suburbs such as Rockyview, parts 
of Norman Gardens, and The 
Range.
In summary 2016 sees many challenges facing the 
Rockhampton market and values will be dependent 
on a range of factors including the mining/resource 
industry outlook, state and local council initiatives 
and on a positive note the local agricultural industry, 
particularly beef is experiencing record cattle prices 
which are forecast to continue and will no doubt act 
as a positive indicator for the region.

Mackay
With job losses still occurring in the mining sector, 
along with completion of the Dalrymple Bay Coal 
Terminal and City Heart Revitalistation projects, 
there does not appear to be any indication to suggest 
positive turnaround in the Mackay property market 

in the short to medium term. Although sale volumes 
have started to slowly increase, a majority of sale 
transactions are in the sub $300,000 market. Local 
agents are reporting that buyers are becoming more 
fastidious due to the large supply of properties listed 
for sale.

There is still a relatively negative outlook among 
buyers and sellers in the Mackay region and market 
evidence suggests that property values are still 
declining in the short term. It is difficult to see 
any growth in values in 2016 without some big 
momentum shift in the Mackay economy. However 
it is hoped that some levelling will occur towards the 
mid to latter half of 2016.

It is difficult to predict what will happen to rental 
values and vacancy rates in the Mackay region 
over 2016. We believe that any movement in rental 
values and vacancy rates will largely depend on what 
happens to property values and interest rates. 

Whitsundays
The year ahead is expected to deliver steady market 
conditions for residential property with what appears 
to be a  stable supply and demand across the region. 
There is speculation on the China Town development 
in the hart of Airlie and also the  proposed extension/
upgrade to the Whitsunday Airport. 

There appears to be a oversupply of entry level units 
at this point in time.  Prestige units appear to be 

slowly on the increase and it is expected that these 
markets will continue throughout 2016.

House and land packages appear to be a sort after 
product with some builders stating they have work 
for the next nine months. So this will form a steady 
stream of work for many local contractors, which all 
has a positive outlook for 2016.

The rural residential life style properties are in good 
demand with people upgrading to an affordable 
lifestyle property. This is also expected to continue 
throughout 2016.

The down turn in the mining sector has impacted 
ever so slightly on Airlie Beach and it’s surrounding 
suburbs. We are looking forward to a fantastic 2016.

Townsville
Our local property market will continue along a flat 
line trajectory into 2016, continuing to be impacted 
by the downturn in the mining sector, uncertainties 
around job security, high unemployment and 
elevated rental vacancies.

Affordable buying remains in all sectors of the 
residential market if you are willing to shop around.  
Relatively speaking there is good buying in the 
secondary and outer lying suburbs where there are 
perceived social issues, with the trade-off between 
value for money and these perceived social issues 
posing consideration.
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During 2016 the outer suburbs will likely experience 
little change in value, while secondary or less 
attractive property may realise further value 
corrections.  The inner ring suburbs and beachside 
locales should continue to enjoy stable to slightly 
improved values.   

The unit market is likely to remain at status quo.  
There was limited new unit stock constructed for 
sale during 2015 resulting in the supply of new units 
available for sale at the end of 2015 reducing to a 
seven year low.

The rental market continues to 
exhibit a mild oversupply of rental 
properties available relative to 
demand with 2015 ending with an 
overall trending vacancy rate of 
5.15%.  
The year ahead for the rental market should see this 
vacancy rate progressively return to a more balanced 
market range.

Townsville’s residential market will likely remain 
subdued throughout the first half of the year with 
very little in the way of local stimulus or broad 
economic drivers to indicate any change in this 
position.

Cairns
2015 was a year of continued growth and 
consolidation in the Cairns market as a result of its 
steadily improving economy and the market being 
positioned in the rising market phase of the property 
cycle throughout the year. There is good demand for 
most residential property types and although sales 
growth has eased, prices continue to rise. 

Our expectations for 2016 are essentially for more 
of the same as the economy continues to slowly 
improve. Sales volumes will come back to a slow 
but steady increase and flow through to price rises 
being maintained typically at around the 5% mark. 
There will be on-going demand for rental property 
which, given the relatively slow rate of new housing 
development and tighter lending conditions to 
investors, will keep the supply of rental property 
moderately tight and maintain mild upward pressure 
on rents. 

Cairns is typically counter-cyclical to the national 
market. Whenever the national economy slows and 
the Australian dollar falls, the Cairns tourism industry 
becomes more competitive, the local economy 
improves and the real estate market revitalises. 
Cairns remains in a positive position at present 
compared to the downward adjustments taking place 
in the major capitals.
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Adelaide
The residential market in South Australia remains 
stable with recent reports indicating that year on 
year growth in values has been very low. The past 
12 months figures show total dwelling values have 
remained virtually unchanged. This is below the 
annualised rate for the past five years which is 0.4% 
per annum. These figures are general but indicate 
some stability in recent times but overall a flat 
market. Rental growth for both houses and units is 
negligible in Adelaide and gross yields are in line with 
the national average at around 4.2%. Transaction 
numbers have also increased year on year and are in 
line with most other states at 3.7% higher (CoreLogic 
RP DATA January 2016).

We continue to see signs of improved consumer 
sentiment across several sectors. Activity is steady 
with overall stronger interest in the inner suburban 
markets and steady but patchy conditions in outer 
suburbs. In some instances moderately reduced 
marketing periods are evident. The stable interest 
rates are expected to support ongoing confidence 
in the market and may contribute to an increase 
in demand generally. Recent reports also suggest 
greater owner-occupied mortgage demand with 
investor demand falling slightly over the last quarter 
of 2015.

The market in Adelaide is currently buoyant and 
there is limited opportunity for purchasers to tap into 

inner (prestige) suburban markets without having to 
pay premium prices. 

The looming closure of the Holden Manufacturing 
plant in Elizabeth in 2017 will likely provide 
challenging conditions for the Adelaide economy and 
potentially the property market in the outer northern 
suburbs.

We have listed below the suburbs that we feel are 
worth watching this year:

Clarence Gardens
Situated within seven kilometres of the Adelaide 
CBD, Clarence Gardens incorporates predominantly 
detached housing including character style dwellings. 
Located close to local shopping facilities and within 
proximity of trains to Adelaide CBD.

Modbury
Situated within 16 kilometres of the Adelaide CBD, 
Modbury incorporates predominantly detached 
housing with a recent increase in in-fill development. 
Well serviced area including shopping facilities and 
within proximity of the O-Bahn to Adelaide CBD.

Ridgehaven
Situated within 17 kilometres of the Adelaide CBD, 
Ridgehaven incorporates predominantly detached 
housing with a recent increase in in-fill development. 
Well serviced area including shopping facilities and 
within proximity of the O-Bahn to Adelaide CBD.

Dernancourt
Dernancourt is situated within 12 kilometres of the 
Adelaide CBD and incorporates predominantly 
detached housing with a recent increase in in-fill 
development. Well serviced area including shopping 
facilities and within proximity of the O-Bahn to 
Adelaide CBD as well as proximity to the Linear Park.

Clearview
Clearview is situated 11 kilometres north of the 
Adelaide CBD and is currently experiencing 
increasing in-fill development as older housing is 
demolished to make way for newer housing stock. 

Payneham South
Payneham South is situated six kilometres from 
the Adelaide CBD and incorporates a mix of strata 
developments, conventional style dwellings and 
character style dwellings. The area provides 
shopping facilities, local schools and is also situated 
within close proximity of Norwood, a local café and 
shopping precinct.

Richmond
Richmond is situated five kilometres west of the 
Adelaide CBD. Although surrounded by a mix of 
industrial and commercial properties, Richmond is 
becoming increasingly popular with owner occupiers 
and investors due to its proximity to the CBD, beach 
and local services and facilities. 
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Devon Park
Situated within six kilometres of the Adelaide CBD, 
Devon Park is adjacent the popular suburb of 
Prospect and within close proximity of the North 
Adelaide café and restaurant precinct. A passenger 
train line runs the boundary of the suburb providing 
good accessibility to the city. 

Detached housing below the median price of 
$440,000 is worth watching this year, particularly 
within 15 kilometres of the CBD and within close 
proximity to public transport.

Clarence Gardens provides a more affordable option 
than the surrounding suburbs of Clarence Park, 
Cumberland Park and Colonel Light Gardens. 

Modbury and Ridgehaven are currently undergoing 
gentrification and particularly within Modbury, 
recent zoning changes are providing increasing 
development potential for investors and developers. 
These areas also still provide entry level 
opportunities for first home buyers.

Dernancourt has good access to the CBD via the 
O-Bahn bus and is an area well serviced by local 
shopping facilities and schools. 

Clearview is within proximity of the Lightsview 
development and undergoing increasing in-fill 
development. It is an affordable alternative to the 
surrounding suburbs of Broadview, Sefton Park and 

Prospect and still provides entry level opportunities 
for first home buyers.

Payneham South is adjacent to the sought after 
suburbs of Evandale, Stepney and Trinity Gardens 
and is well located within close proximity of the 
Norwood café and shopping precinct as well as local 
shopping, schools and parks.

Richmond is another area of increasing ongoing 
gentrification, located close to the sought after 
suburbs of Mile End and Torrensville and is an 
increasingly popular suburb located between the city 
and the sea.

Devon Park is adjacent to the popular suburbs of 
Prospect and Brompton. The new development 
underway in Bowden is increasing interest within the 
inner north-western fringe of the Adelaide CBD. The 
area is close to North Adelaide, providing easy access 
by train to the Adelaide CBD.

Ingle Farm in the north-eastern suburbs, Clearview 
in the northern suburbs and Croydon Park in the 
north-western suburbs are all situated within 12 
kilometres of the Adelaide CBD. These suburbs 
provide opportunities below the Adelaide median 
house price of $440,000. Ingle Farm is situated 
within close proximity of Windsor Gardens which 
has become increasingly popular, Clearview is close 
to the Lightsview development at Northgate and 
Croydon Park is adjacent to the popular suburbs of 

Croydon and West Croydon, particularly the Queen 
Street café precinct.

There are some property types and price points that 
should be treated with caution and these include 
Penfield; Andrews Farm; Munno Para and Munno 
Para West. Given the ongoing land releases, there is 
increasing oversupply of land and housing which is 
less than five years old. 

Overall inner city suburbs adjoining highly desired 
areas are appealing to buyers as they offer the 
opportunity to be amongst neighbouring areas 
without having to pay a premium.

Factors underpinning long term growth include 
proximity to the CBD and the beach. In the beach 
side and inner suburban areas infrastructure is in 
place and considered to be good. Outer metropolitan 
areas are benefitting from developing infrastructure 
including shopping facilities. 

The road networks have improved to the outer 
northern areas and to Seaford in the south. There 
is ongoing investment to improve South Road. The 
Torrens to Torrens section of the road is considered 
to improve travelling times along the road. This 
improvement is unlikely to benefit any specific 
suburb with the greatest benefit likely to be for 
industry with improved travelling times and ease of 
movement.
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The Darlington upgrade should see travelling times 
reduced to the southern suburbs. This is further 
likely to benefit the previous improvements to the rail 
infrastructure and Southern Expressway expansion.

Mount Gambier
In Mount Gambier the outlook for 2016 is that 
the property market will remain relatively stable 
throughout the year. We are not aware of any 
obvious indicators that will have a significant impact 
on the local economy or the property sector. 2015 
provided a few positives for the property market, 
including the roll out of the new James Morrison 
Academy of Music and Government funding for 
the local timber mills, however, these did not have 
a significant impact on the market, with sales 
decreasing slightly (as seen in the graph below) and 
no significant increase in values.

The graph below shows the number of house sales 
within the $300,000 to $450,000 price range for 
the past nine years. There was a significant drop in 
2011 when the market dropped, however an increase 
in sales can be seen in recent years, reaching where 
they were back in 2007. This may be something 
to watch this year to see if sales within this range 
continue to increase.

There has been an increase in the past 12 months 
of properties that have achieved a value within the 
$300,000 to $450,000 price range. There are few 
dwellings purchased for under $150,000 or over 
$500,000. Dwellings under $150,000 are generally 
in less sought after locations and have limited market 
activity. Units are often within this price range. 
Dwellings over $500,000 are at the top end of the 
market and have a reduced market segment. 

The $200,000 to $250,000 price range is affordable 
and is where the most number of sales occur. A 
house within this range appeals to families and is 
generally of good quality, including 3- to 4-bedrooms, 
2-bathrooms, a double garage under the main roof 
and a pergola area, situated on 700 to 800 square 
metres. In other cities such as Adelaide, $250,000 
will generally get you a small 2-bedroom, 1-bathroom 
unit or house situated on a small allotment of around 
200 square metres. 

Regional towns such as Millicent, Tantanoola, 
Tarpeena, Nangwarry and Kalangadoo are all heavily 
reliant on one industry, the timber industry. These 
towns should be treated with caution as they are 
dependent on local employment.

Overall, we are expecting this year to be quite 
similar to 2015 with no major fluctuations in the local 
market.

Month in Review
February 2016

R
es

id
en

ti
al



53

Some economic commentators are forecasting slow 
growth for Tasmania as although the state economic 
climate is looking relatively positive, its level of 
growth is restrained by sluggish population growth 
and export challenges.

From 1 January 2016, Tasmania’s First Home Owner’s 
Grant (FHOG) has been reduced to $10,000 (the 
$20,000 first home builder’s boost grant ceased 
on 31 December 2015) and is only available to first 
home buyers who purchase new homes, off the 
plan purchases or owner builder homes.  Building 
confidence softened towards the end of 2015 and the 
newly constructed home and vacant land markets 
will be ones to watch during 2016 due to both the 
halving of the grant and the fact that purchasers 
can often gain better value by forgoing the grant 
and purchasing established or near new residential 
property. 

Investors hold a relatively small market share of 
Tasmania’s residential property market however it 
provides some good opportunities as it generally 
requires lower capital entry levels compared to other 
states, we continue to enjoy low interest rates and it 
offers a relatively strong rental market with reported 
vacancy rates between 2.8% to 4%.  These factors 
continue to achieve good gross rental returns for 
investors recently reported as between 3.9% to 8% 
plus.  

In all state regions, centrally located suburbs 
that contain a good range of facilities, larger 
infrastructure such as shopping centres, educational 
and health institutions and public transport tend to 
be popular with renters and purchasers alike and are 
viewed as having the best capital growth potential.  

Glenorchy, approximately nine kilometres north-west 
of Hobart is where the majority of residential sales 
under $220,000 have recently occurred for typically 
older style homes or units under 95 square metres.  
For homes in the $221,000 to $450,000 price 
bracket most of the sales have occurred in Kingston, 
approximately 12 kilometres south of Hobart.  In 
Kingston buyers have typically purchased either 
modern style homes from around 140 square metres 
of living area or larger, older style homes. The most 
popular suburb for purchasers with a budget over 
$450,000 has recently been Sandy Bay where the 
suburb’s top sale of $2.1 million occurred for a 357 
square metre, renovated, period home with ocean 
views.

For the same period in the north, the most sales 
below $220,000 occurred in George Town however 
the majority of these sales were well under $150,000 
and were marketed for extended periods.  Newstead 
is where most of the sales have occurred for 
residential dwellings in the $221,000 to $450,000 
price bracket.  

The typical dwelling sold comprises an older style, 
renovated house ranging between 120 and 180 
square metres.  East Launceston is where both the 
top sale and most sales over $450,000 occurred 
in the north.  The top sale was an older style, 291 
square metre, renovated home on over 1,500 square 
metres of land for just under $850,000.  

The north west property market should continue 
to be approached with caution due to challenging 
employment opportunities. The most sales across 
all price brackets occurred in the Devonport area, 
the largest population centre. Typical properties that 
sold for $220,000 and under were of an older style 
offering up to 100 square metres of living area. The 
mid point price bracket is where the greatest volume 
of sales occurred with the typical property being 
of an older style with around 130 square metres 
of living area.  The highest sale during this period 
in Devonport achieved $760,000 for a centrally 
located, period home of 336 square metres on just 
under 1,000 square metres of land that overlooks the 
Mersey River.
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Darwin
2016, the year ahead for Top End (Northern 
Territory) property is unfortunately not full of 
rainbows and lollipops.  After pushing through 2015 
there is some relatively unknown for what lies ahead 
or what will be the next big thing.  The residential 
market has been driven towards new product for 
an extended period of time, strong Government 
incentives, new land releases and a significant degree 
of new unit construction has filled the market with a 
plethora of options for buyers and tenants alike.  

A large concern to the market through 2015 was the 
significant drop in sales volumes (29% for houses 
in Darwin and Palmerston and 62% for units and 
townhouses in the same areas).  With a sting out of 
the market it has been difficult for sales agents to 
drum up urgency and we would expect that there 
will be a more of the same through the early parts of 
2016.  

While rental yields remain relatively strong in 
Darwin, hovering around the 4.5% to 5% (gross) 
the concerning point will be the vacancy rate. In 
December 2015, the REINT reported the Darwin unit 
and dwelling rate at 8.9% while a touch firmer in 
Palmerston at 5.9%. With some larger developments 
still due to title, the property market will be looking 
to the NT Government for further infrastructure 
stimulus or incentives to attract workers back to the 
Territory.  

Cranes still hovering in the CBD and the residential 
sub-divisions of Muirhead in the north and Zuccoli 
to the south will continue to generate the majority 
of residential construction through 2016.  Defence 
House Authority (DHA) has committed long term 
to Muirhead/Lyons, while first home buyers and 
investors continue to flock to house and land 
packages in Zuccoli.  

The activity hubs of Casuarina Shopping Centre, 
Gateway Shopping Centre in Palmerston and the 
Coolalinga Shopping Centre in the rural area, will 
continue to grow through 2016. Eager eyes on 
these locations will continue to provide spin off for 
residential construction as residents of the top end 
traditionally support shopping centres well.  

The existing unit market, particularly within the CBD 
is an opportunity that may present a bargain or two 
for first home owners and tenants looking to beat 
the rental cycle.  After a very obvious softening of 
this market over the past 12 months, 2016 may bring 
some opportunistic buying in older complexes with 
large floor plates that are ready for a make over or 
fresh start.  

With further lanes added to Tiger Brennan Drive, 
the daily commute from the rural area is getting 
closer and closer.  The rural residential suburbs are 
ever changing with the introduction of some smaller 
allotments and a slight shift of mindset from the need 

for a traditional 5 or 20 acre block.  No doubt this will 
be an area to keep an eye on in 2016 for sub-division 
and clever design techniques to maximize space in 
popular locations.  

And without a doubt a big talking point in the 
property market through 2016 will be the NT election 
and the usual questions will be posed;  What about 
a land tax?  Abolition of stamp duty?  Will we see 
the re-introduction of First Home Owner Grants? 
Another talking point will be the introduction of new 
planning legislation from the planning commission 
which may unlock some larger, older parcels of land 
for more compact design and new development.  

All in all 2016 is likely to be a pretty tough year 
ahead, the halcyon days of 10% growth year on year 
may have passed and while it is not all rainbows and 
lollipops on the horizon there is always a gem in 
every market.  

Alice Springs 
After a very poor 2015, the Alice Springs market 
is set for a quiet year ahead, with low confidence 
levels set to remain due to the absence of a First 
Home Buyers Grant for existing dwellings which was 
removed at the end of 2014. 

That said, there will be a release of vacant land at 
the South Edge Development, with prices starting 
at approximately $160,000. This development, 
combined with the KiIgariff subdivision further to 
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the south provides an opportunity to secure the 
First Home Buyers Grant and enter the new dwelling 
market.

Lower end units performed particularly poorly 
in 2015 and in many cases provide buyers with 
opportunities at price levels not seen since 2009.  
However, given the poor performance, these 
opportunities should be treated with caution due to 
the lack of depth in this market and significant new 
potential supply in the broader market, i.e. should the 
Melanka and Bowling Club developments proceed. In 
addition to supply issues, this market is also currently 
experiencing continued downward pressure on rents 
and higher vacancy levels.

So there is plenty to watch in 2016.  With no clear 
direction evident and with an election looming, 
eyes will be closely watching what is on offer to the 
property sector.
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Perth
We would anticipate that 2016 is likely to end in 
a similar fashion to how it has commenced – with 
caution throughout most of the market, periods of 
opportunistic upgrade activity and a continuation of 
price correction in oversupplied sectors. While we 
don’t forecast 2016 to be all beer and skittles, we 
do believe we will finish the year with a higher level 
of optimism and a return to more balanced market 
activity, which is due relief following an extended 
period of uncertainty throughout 2015. 

We expect the residential real estate market in Perth 
to maintain a correctional trend through the first half 
of 2016, particularly at the lower end of the market 
(sub $500,000). This sector is likely to be the most 
affected by continued correction in rental values, 
potential oversupply of small, modern apartments 
and villas and any speculation of increases in official 
interest rates. 

As the financial position of many companies 
associated with the resources industry becomes 
more evident and consumers are satisfied with their 
level of job security and income flow, we believe 
that we will witness a surge in upgrade activity, 
particularly in the middle and later portions of 
the year, when the threat of interest rate rises is 
expected to become imminent. Many markets in this 
sector experienced price corrections in 2015 and 
hence are comparatively well priced in comparison to 
2013 and 2014. 

There appears to be pent up demand in the 
prestige market, driven by cautious decision making 
extending back to the GFC. We expect to see an 
increase in discretionary transactions in this sector 
throughout the latter part of 2016. 

Throughout 2014 and 2015, there was an increase 
in affordable housing developments throughout the 
metro area and those that were focused on location, 
access to transport routes and employment hubs 
have fared reasonably well. We remain very cautions 
for those developments that do not meet these 
fundamentals and anticipate a decrease in demand 
for such products from both first home buyers and 
investors. 

However, we remain most cautious about land values, 
particularly in areas more than 15 kilometres from 
the Perth CBD.  The following graph as published 
by the Real Estate Institute of Western Australia 
indicates that land values are yet to suffer a 
correctional trend, as opposed to the established 
housing market which retracted throughout 2015. 
Further, the average size of vacant allotments 
released in 2015 decreased by some 9.2% according 
to the UDIA. While this sector undergoes a period of 
correction, we predict that there will be an increase 
in the proportion of transactions of established 
housing as it becomes a more cost effective option. 
Much will depend on the developer’s intent to offer 
rebates or incentives as opposed to wholesale 
adjustments in land pricing schedules. 

Overall, we consider the market in 2016 will be a 
good opportunity for discretionary buyers, with an 
increase in upgrade activity persisting throughout 
the year. We would expect this to be concentrated 
along the coastal strip and established suburbs 
within ten kilometres of the Perth CBD. 

We consider that the focus will change from modern 
products in outlying estates to older, established 
areas which comparatively, appear to represent 
good buying. Examples include Parkwood, St James, 
Koondoola and Morley.

The large dark cloud hanging over Perth however 
is any movement in interest rates which when 
combined with the previously strong period of 
investment and first home buyer activity followed 
by a period of wage adjustment and redundancies, 
is likely to lead to an increase in the rate of loan 
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delinquency, which may exacerbate the current 
oversupply situation. 

South West WA
Agents in the main towns throughout the South West 
of Western Australia are reporting a reduced level 
of sales with a weakening of values throughout the 
lower and middle segments. The volume of sales 
however, generally remains steady with consistent 
stock movement in most localities. The top end of the 
market continues to be problematic, with continuing 
weak demand and an over supply of properties for 
sale coupled with a lack of prospective purchasers in 
that value range resulting in downward pressure on 
values. The rural residential market has also slowed 
with the majority of sales being below $1 million and 
experiencing extended selling periods.

Vacant land values have now started to decline 
slightly coming off the increases during 2014 and 
a levelling out through 2015 as building activity 
weakened.

Rents have fallen significantly in the past 12 months, 
particularly in the outlying residential estates.

Smaller lot developments in the new subdivisions 
have become popular due to their affordability and it 
is anticipated that this will be a trend going forward. 
We are seeing a move away from larger homes to 
the smaller, well appointed homes on small blocks, 

with limited gardens that have the ability to lock and 
leave.

Overall the word on the street is that it is likely the 
property market in the South West for 2016 will be 
slow. The swings of the Perth market during the last 
several years have been missed in the regions but we 
would recommend caution as the slow down in the 
state’s resource sector, continued weakness in Perth 
and general economic uncertainty could promote a 
more widespread downturn throughout the market.

Esperance
Before looking at the crystal ball for the year ahead, 
a quick recap on the year just passed may assist in 
providing some indications for the months to come. 

After a reasonably subdued start to 2015, market 
activity did improve towards the end of the year 
although as a whole sales volumes were down 
on previous years. As in 2014, volume in the sub 
$500,000 range was stronger than above in the first 
half of the year with sales above $500,000 finishing 
strongly in the second half. Values over all price 
ranges and property types in the broader Esperance 
townsite remained reasonably consistent however 
selling periods lengthened compared to previous 
years.

Vacant land sales remained stable with supply slowly 
diminishing. Values remained consistent with the 

preceding year and showed minor improvement in 
the localities now seeing a shortage in supply.

So, to the year ahead. At the risk of sounding like a 
broken record, much of the same is the prediction 
for 2016. A number of properties over all price 
ranges and property types are available for sale 
however demand is also relatively stable within all 
markets and regular sales are occurring. As with all 
areas, accurately priced property is attracting sound 
demand and typical selling periods are still less than 
six months.

The market prediction for the smaller centres in 
the broader Esperance region are more difficult to 
gauge. Hopetoun, 200 kilometres west of Esperance, 
has seen a substantial decline in values over the past 
five years with a combination of excessive oversupply 
of land, very low sales volumes and uncertainty of 
employment in the region all contributing factors. 
The land is slowly beginning to be absorbed and 
improved residential values at present appear to 
have stabilised within a typical range of between 
$250,000 to $350,000. Sales volumes are still very 
low and there is a large amount of property available 
on the market. It is likely that if sales volumes do 
not improve there may still be some downward 
correction to come as vendors who have had 
property listed for an extended period become more 
anxious to quit this market.
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The small mining town of Norseman, 200 kilometres 
north of Esperance has had an interesting 2015 and 
will likely have an interesting 2016. Norseman gold 
mine, being the main employer in the town went into 
a care and maintenance program in June 2014 with 
most staff laid off and the town largely emptied. This 
is on the back of massively declining values since 
2012 due largely to uncertainty over the future of the 
mine.

Since July 2014 however, the volume of sales in 
Norseman has exceeded nearly the whole of 2013 
and first half of 2014 combined and this continued 
throughout 2015. Values are very low with a 
4-bedroom home in a generally good condition likely 
to sell for less than $50,000 and typical sales for 
older homes in varying conditions ranging between 
$20,000 and $40,000. It has been suggested that 
Norseman provided the most affordable housing 
in the country and this could well be correct and 
a reason why sales volumes are improving. As to 
whether any capital growth may occur, it is unlikely 
until the local economy can stabilise with either the 
current mine reopening or new publicised mining 
ventures in the region gaining some momentum.
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Overview
Welcome to another year and leading into the 
next Chinese Zodiac year of the Monkey. I do not 
know anything about these things but monkeys are 
mischievous and I wonder if the potential financial 
concerns over the Chinese growth outlook will cause 
any adjustment in the appetite of these buyers in 
the agricultural space. I am also very conscious that 
the Chinese interests are only part of the overall 
international interest in Australian agricultural 
assets.

A quick reflection on the 2015 year highlighted the 
changing for the better conditions in terms of trade 
with FTRAs executed, interest rates remaining 
lower than the long term average and seemingly 
not going too far too soon. We saw and continue 
to see weak global oil prices which should assist to 
reduce production costs, especially cropping related 
activities (if the processors pass on the benefits), 
an Australian dollar holding at or below US$0.70  
and certainly strong outlooks remain for the cattle 
market. Grains are softer and sheep (wool and meat) 
are basically stable to last year. The sugar price is 
up off the floor from last year and the nut sector 
(all varieties) is going nuts as far as the prices being 
received. So what does all that mean?

In short there appears to be a lot of confidence in the 
market place and in some areas we continue to see 
increased local activity and transactions with more 

competition outside the corporate sector which has 
dominated the landscape for the past two years. The 
corporates are still actively looking and running the 
numbers, but it is getting harder to find the right 
assets to fit the scale and profile they are seeking. 
The increased local activity is what we have been 
looking for in the various markets to support a value 
shift in the market and take a few sales to now be 
more like a trend supported by more sales.

In some areas we will not be surprised to see 
upwards of 10% movements in the next 12 months 
as the number of properties on the market has 
declined and the positive outlook remains. We do 
also have other regions in the country including 
north of Coonamble and Walgett, a large part of 
north western Queensland and to a lesser degree 
north west Victoria, where the seasonal conditions 
continue to dominate the outlook and activity. Good 
rains in all areas may see an increased number of 
properties come to the market, but specifically for 
the Queensland market the time is getting closer to 
make or break again for the season going forward. 
Fingers crossed the large rain event needed will be 
delivered.

Water, or access to it, will continue to play an 
important role in the ability to sell some properties, 
the same is now being felt with cattle as part of a sale 
and both represent a positive buyer requirement. The 
reliability of the water is becoming more the question 

in some systems and more hydrology assessments 
are possibly going to be required to gain a true sense 
of the real added value of water.

Overall though across the group generally the 
team suggests 2016 may be a sound year with 
less downside risk and more upside opportunity. 
We will provide a more detailed overview in our 
national market updates to be held in Melbourne 
and Brisbane. Seats are available for the Brisbane 
event on 4 March, with a 6.45 am roll up for a 7 am 
start. If you are interested in attending, please email 
rural@HTW.com.au and we will arrange to send you 
an invitation. The cost is $55 per head and includes 
breakfast as well as the national update with a 
specific focus on  Northern Territory and Queensland 
markets.

The Melbourne event is a smaller invitation only 
event being held on 3 March.

Regards,
Tim Lane – National Director, Rural
Ph 07 3319 4400 

NSW Far North Coast
The rural property outlook for the NSW North Coast 
in 2016 appears much brighter than it has been 
in recent years, notwithstanding that many rural 
producers have survived some difficult conditions 
in recent years and there naturally may be some 
caution applied in any property acquisition.
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Strong beef cattle prices and generally very good 
pasture conditions prevail. Purchase of the ex 
Forest Enterprises Australia managed investment 
scheme timber properties was well sought after by 
beef graziers in mid to late 2015. These have been 
predominantly build up style blocks under the $1 
million price range. There seems to be solid demand 
in this category as beef graziers seem keen to buy 
timbered blocks at a lower value than they would 
have paid if they were remediated for grazing use at 
a normal carrying capacity. The beef graziers  can 
remediate these properties at their pace to restore to 
a normal carrying capacity.

The sugar cane outlook appears more positive with 
anecdotal reports of higher sugar prices likely for the 
2016 harvest season. The predominantly one year 
old crops in the Condong mill area are in excellent 
condition at this stage and the Broadwater and 
Harwood mill areas have very good two year old 
crops. The growing season has some time to run 
but there is optimism that the 2015 crop of 2,173,192 
tonnes of sugar cane will be exceeded in 2016.

Macadamia nut farms remain well sought after. 
The commodity price is anecdotally expected to be 
similar to the record 2015 price of around $4.50 to 
$5 per kilogram nut in shell at 10% moisture and 
33% kernel recovery.

Contact:
Paul O’Keeffe - Ph: 0409 763 573

Country New South Wales
Through 2016 we expect to see some general 
strengthening of values across areas of New South 
Wales. The only area we see that will struggle to 
improve in value is the area north of Coonamble, 
Walgett and Goodooga which is still suffering from 
severe drought. Even in these areas we continue 
to see firm interest from local and out of area 
land holders despite the poor seasonal conditions 
currently being experienced.

In early 2015 Herron Todd White gave a presentation 
to clients in Sydney indicating that we felt the market 
had begun to change and that there were signs of 
elevated interest which is generally the precursor 
to strengthening values. Throughout the course of 
2015 we believe this was proven to be the case and 
we expect that this will continue in 2016. This comes 
on the back of increased profits from beef, sheep and 
goats. The increase in general gross margins across 
the state initially were funnelled into debt reduction 
and overall consolidation rather than expansion. This 
situation has now changed and while the general 
corporate and cultural sector remains active we 
believe that this level has plateaued after a period 
of strong growth. In contrast is the activity that we 
see in the current market from general land owners 
both local and out of area. This level of market 
participation from this category has increased 
strongly in the past 12 months and we expect that

this category will provide the major impetus for our 
projected strengthening of values throughout 2016.

While it is difficult to quantify the level of 
strengthening we expect due to the large variance 
across the state we believe that levels of 10% 
would not be unexpected. One trait that we expect 
to continue is the strengthening of the underline 
dryland cultivation values in comparison to 
developed irrigation country. In irrigation valleys 
such as the Macquarie Valley the reliability of supply 
is impacting on the market’s perception of value for 
developed irrigation and we are seeing a narrowing 
of the gap between the two country types despite 
the acknowledged cost to develop irrigation country. 
An example of this are values from the mid 1990s in 
the Macquarie Valley where developed irrigation was 
achieving values of $2,000 to $2,500 per hectare 
which is generally what it will achieve in today’s 
market. While dryland cultivation at the time was 
approximately $600 to $700 per hectare, that same 
country today would be achieving $1,600 to $2,000 
per hectare.

With regard to irrigation entitlement values within 
the Macquarie Valley we expect to see the current 
softening trend in values plateau at around $900 
to $1,000 per mega litre.  This is due to the lack 
of entitlement within the Valley and the current 
pessimistic short and medium term rainfall outlook.  
For the Lachlan River irrigation entitlement we saw 
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some slight strengthening of demand and values at 
the end of 2015 and early 2016 with entitlements now 
trading at $450 per mega litre up from lows of $350 
per mega litre in early 2015.  This strengthening 
is a result of the 25% allocation within the Valley 
and also the growth in the area of cotton being 
planted. We note that there are areas of the new 
Bollgard 3 cotton already planted in the Lachlan 
Valley and it will be interesting to see how this 3 
gene variety performs particularly in areas adjacent 
to and downstream of Forbes.  We believe that the 
development of a crop such as cotton in this area will 
help drive demand for both bore water and general 
security entitlements.

In 2016 we expect to see:

1. Dryland cultivation values remain relatively steady 
across most areas of New South Wales as they 
have performed better than grazing country over 
the past few years;

2. Strengthening of grazing country values in the 
order of 10% which will be a reflection of the 
higher returns currently being enjoyed, the lower 
exchange rate, low interest rates and growing 
general market confidence;

3. A lacklustre water market in Central NSW due 
to lack of available entitlement and the negative 
perceived impact of the water buy back with values 
remaining at their current levels;

4. Growth of the local and out of area farmer 
purchasing activities to a level that drives the 
market rather than corporate purchases.

Contact:
Scott Fuller - Ph: 0427 077 566

Western Victoria and South East South Australia
The western districts of Victoria and the south east 
of South Australia will be an exciting place to watch 
or be involved in 2016. The current and projected 
beef prices for the year ahead provide a solid base 
for graziers to begin or continue to expand their 
current land holdings. The green triangle is well 
known for its high rainfall and abundant underground 

water making it the ideal environment for sustainable 
long term meat production. Increased market 
activity and cash flows throughout 2015 have already 
sparked some interest with demand in most areas 
improving and far more confidence displayed in 
private transactions and over the fence purchases. 
2016 is expected to be a year of increased sales 
volumes and increased prices as a direct result of 
competition.

The larger well run named grazing properties are 
expected to lead the charge. The smaller end of the 
market or poorly managed land is likely to maintain a 
far slower road to recovery. Many parts of the south 
east and western districts around Lucindale and 
Coleraine maintain good value for money with prices 
well under $5,000 per hectare. 

On a land development front, we may well see more 
ex-timber plantation land released to the market for 
reversion. The cost benefit analysis of this reversion 
may well be worth further due diligence in late 2016 
as adjoining grazing land values improve.

Contact:
Angus Shaw - Ph: 0448 906 075

Echuca
Somewhat counter intuitively the market has been 
relatively buoyant throughout 2015 with several 
strong sales of small to medium sized irrigated 
holdings and dairy farms throughout the Cohuna 
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and Kerang districts during this period. This was 
best exemplified by the resale of a property towards 
Mead which previously sold in 2010 for $650,000 
and resold in 2015 (after some relatively minor 
improvement) for $1.6 million. The market for dryland 
holdings had also been relatively firm despite many 
widespread crop failure across much of northern 
Victoria and the southern Riverina. We are further 
aware of multiple transactions in the $4 million to 
$16 million range which are currently in negotiations 
or were executed towards the tail end of 2015. 

A return to La Nina and above average rainfall would 
go a long way to improving the terms of trade across 
most of the service area, particularly given the 
downward pressure on many industries including 
international dairy prices which have been somewhat 
buffeted by the falling Australia dollar. Most dryland 
croppers will be playing catch up in 2016 based on 
poor returns in 2015.

Contact:
David Leeds – Ph: 0418 594 416

Southern Queensland 
It was the start to the 2016 year that many had hoped 
for. Good rainfalls received on the Outer Downs 
and to the west as far as Quilpie have certainty put 
a smile on the faces of many graziers. The bulk of 
the rain that fell over the Christmas period in the 
southern half of the state was in the Quilpie, Murweh 

and Maranoa districts.  Although the falls will provide 
some relief to many drought stricken properties, 
more will be needed. As with most weather events 
there are also those that unfortunately miss out, with 
patchy falls and less than 10 millimetres recorded in 
some areas. The rain has also failed to run water into 
empty dams on many properties where some are 
now in a green drought. The lack of follow up rainfall 
and typical hot January days has also limited the 
benefits of the rains.

As we move forward into the new year the Eastern 
cattle market index has hit record highs at 600.75 
cents per kilogram carcase weight (c/kg cwt) in the 
second week of January. This will provide confidence 
in the market that will ultimately be the driver of a 
market recovery should the prices hold. We don’t 
foresee too much variation in the cattle market 
given that a section of the re-stocker market will be 
active and the feedlot market remains strong.  In 
2015 the Roma cattle market saw an 80% increase 
in the number of cattle sold through the centre 
and 100% increase in the value of stock turnover 
since the previous year. This would raise concern on 
availability of stock able to meet those feedlot and 
processor demands. I presume if not, then how long 
can the market sustain these price increases both 
domestically and for export before there is a market 
reaction? Are we going to see a vegan movement 
next Australia Day rather than the traditional 

Sam Kekovich ambassador of the Aussie lamb 
MLA marketing campaign? Despite the significant 
improvement in cattle prices there does appear to 
be some volatility in the market as yard prices fell 30 
cents in selling centres mid January. 

Early summer sorghum crops have begun to be 
stripped on the Outer Downs and Border areas. Initial 
reports are yields have been less than expected but 
overall at those district averages. Within the northern 
Goondiwindi area yields of 2.5 to 3.3 tonnes per 
hectare have been achieved. 

As the property market is normally slow at the start 
of the year we are aware of some pending sales 
that are alluding to the continuation in the overall 
improvement within the cattle and mixed farming 
property markets. A pending sale that will provide a 
good benchmark for the western Queensland is that 
of Oakwood, a 28,300 hectare Grazing Homestead 
Perpetual Lease, located 50 kilometres west of 
Augethella. Reports are the value achieved was not 
too far short of the initial asking price of $395 per 
hectare. 

Hewitt Cattle Company in partnership with the Public 
Sector Investment Board continues to expand its 
property portfolio with the negotiated transaction 
with Australian Pacific LNG to purchase about 41,084 
hectares of freehold and term lease country. The sale 
includes the holdings of Strathblane, Scotts Creek 
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and Wybara in the north-eastern Roma district.  The 
acquisition will complement their existing stake with 
the parent property Pony Hills that was originally 
part of Scotts Creek, prior to being purchased by the 
gas company in 2007. The holdings include some 
major gas infrastructure that would be expected to 
remain under the control of the Australian Pacific 
APLNG. Details of the sale remain confidential. 

The sale of the three Van Reit holdings Ballaroo to 
the south of Roma and Fairview and Ekari Park to the 
south of Mitchell has now been confirmed at $11.4 
million according to online searches. The holdings 
contain a total area of 36,095 hectares, ranging 
from Poplar Box with scattered soft Mulga country to 
Brigalow scrub with areas of Ooline standing timber. 
The properties had been extensively developed 
over the years through pulling and blade ploughing 
with a large percentage of pasture improved. The 
aggregation has been reported to be purchased 
by The Trust Company Limited held by the Gunn 
Agi Partners based in Sydney.  The aggregation is 
considered to run in the vicinity of 6,500 Adult Cattle 
($1,754/AE).  On face value it would appear to be a 
competitive purchase.   

Contact:
Stephen Cameron – ph: (07) 4639 7600

Mildura
A number of large national and international 
corporate buyers have been active in the Sunraysia/
Riverland regions during 2015, and we expect to see 
this activity continue into 2016.  There has been a 
renewed focus on securing large scale, productive 
horticultural assets, and we are seeing continued 
demand for almond, citrus, table grape and dried 
fruit producing properties.  

In some cases, corporate buyers are seeking 
a regular rental income stream, and so will be 
partnering with  existing growers/managers, 
while others will be looking for vertical integration 
opportunities and will want to manage and market 
the crop.

Some of the sale prices we have been seeing have 
been influenced by favourable leasing agreements.  

Irrespective of the structure, this activity suggests 
that there are a number of corporate buyers who 
see investing in food production as an attractive 
medium/long term strategy.  The recent devaluation 
in the Australian dollar, the signing of free trade 
agreements and Australia’s image as a clean/green 
producer are all factors that have improved buyer 
sentiment.

Having said this, with the exception of the table 
grape industry, we have not seen any great rush to 

buy smaller ‘family farm’ sized properties.  The most 
likely buyers of these smaller properties are existing 
producers, seeking to expand to gain economy of 
scale or to accommodate the next generation. While 
the reasons are not clear, a combination of an ageing 
farmer base, a risk averse culture (which is not 
surprising given the difficult conditions experienced 
in the ten years up until around 2013) and a need to 
bank several good years is considered to be holding 
back investment at this end of the market.

Table grape growers have, however, been active in 
the smaller family farm segment, with a number of 
recent transactions and known buyer interest. Sale 
prices have increased significantly in the past two 
years as a result.  We are aware of a recently signed 
contract for a table grape vineyard in the Euston 
district.  The property is planted to 47 hectares of 
table grape vines (19.5 hectares recently planted), 
and includes a large packing shed. After deduction 
for the pending crop and the shedding, the sale will 
show levels in excess of $60,000 per hectare for the 
mature Crimson Seedless plantings and in excess 
of $50,000 per hectare for mature Red Globe, 
reflecting the improved export market outlook in this 
industry.

The wine grape industry continues to struggle.  
There are reports of slight increases (around $50 
per tonne) being paid for Chardonnay this season, in 
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response to concerns that there will be a shortage 
of this variety, with red varieties expected to return 
similar levels to 2015. This is disheartening for 
growers, who had been hoping to share in the benefit 
the industry has gained from the weaker Australian 
dollar. 

Graziers in the Western Division of NSW have 
continued to benefit from good meat prices, and 
this sector is showing reasonably strong buyer 
sentiment.  There have been few recent transactions, 
suggesting existing producers are not in any rush to 
list or sell their holdings.  The better conditions being 
experienced would be expected to see increased 
demand from existing landholders in 2016.

Contact:
Greame Whyte – ph: 0427 210 466

Northern Queensland
It is premature to make a generalised ‘blanket call’ 
that there will be an increase in rural property values 
this year.  

Informed industry stakeholders would know that 
while the various commodities prices of sugar, beef, 
bananas and horticultural produce is one part of the 
equation, the operating cost and capital structures of 
each enterprise tier vary and so too to the property 
sub market segments within each industry. 

To simply say that there is to be a boom across the 
board this year would indicate scant regard for the 

effects of seasonal conditions, negativity around 
debt issues, choice to herd build (where rain has 
fallen) or trade stock at current prices and interest 
rates.  

Season
The wet season so far has seen good, frequent 
falls of rain between Normanton, Julia Creek and 
Cloncurry (western side of the region).

The drought is not over, and neither is the wet 
season.  

At this stage the eastern band from Charters Towers 
up through Greenvale to parts of the Georgetown 
district (eastern side) has yet to be as lucky.

Synoptic charts are showing the development of 
the monsoonal trough.  The bureau website rainfall 
scenario outlook models for the next three months 
indicate bellow median to median falls.  

Perhaps, those in the less fortunate areas so far will 
get some of the rain from the monsoonal trough. 
Some of the bureau forecast maps suggest that the 
rain pattern may do an about turn, with a change to 
less in the west (where the rain has fallen) and more 
in the east.

Where the rain has fallen, graziers are choosing 
to hold cattle from the boats to allow weights to 
increase ready for sale.  For these graziers, this 
is one of the first times that this opportunity has 

existed since 2012!  In 2013, the north was forced into 
one corner – sell!

There is no doubt that in some areas, it is going to 
take more than one wet season for the country to 
recover.

Commodity Prices
By now everyone will have heard that the cattle 
market is at record levels.  There was a small dip 
in prices prior to Christmas, however boat activity 
has commenced out of Townsville for the year and 
southern sale yards have opened up.  Southern cattle 
market reports have been positive.  

In some districts (where rain has fallen), graziers 
are electing to hold cattle while they put on weight.  
This is good for the north.  Enquiry for cattle has 
increased from traders and restockers.  

Talk remains focused on the Indonesian market 
demand and political issues.  Vietnam is now a major 
market and while China is revising its GPD growth 
forecasts, these markets offer a good hedge for 
cattle marketing options from north Australia.

Of note, is that there are some political and market 
issues arising.  These are both domestic and 
international.  These are possibly the preliminary 
signs that the commodity is starting to get expensive 
in those markets. 
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Normally there is a seasonal dip in the market as the 
first round of mustering commences from March 
to May/June. In 2013 this dip was substantial as 
the effects of the drought kicked in and cattle had 
to be sold.  Now, it would appear that this dip may 
be minimal this year due to the continued strong 
demand.  

Bananas have been trading well this year.  As usual, 
February and March can be volatile months as this is 
the traditional cyclone period.

Sugar prices appear to trading between US14.5 to 
US15 cents per pound.  This is a low price range 
and has been the status for a year or so now. Brazil 
has nearly finished harvesting.  It is quite possible 
that with the stronger US dollar, that the Brazilians 
will produce more ethanol than sugar this year and 
therefore possibly maintain the sugar price at current 
levels.  

Farmers this year will no doubt focus on production.  
Currency cross rates will determine the farm gate 
price in Australian Dollars.

Input Costs
Fuel and energy costs remain a big issue in the 
rural sector.  The costs of pumping water for 
livestock or irrigation and powering packing sheds 
(for horticultural enterprises) continues to thwart 
business operating costs.  

This is not just a problem for the on farm sector.  
Agricultural support businesses are also enduring 
this issue.  

Labour costs have levelled out in recent years, as 
a result of the contraction of the mining sector, the 
availability of labour is increasing. 

Lick supplement costs have been roughly level for 
the last three years.  Most of the ingredients are 
produced domestically and therefore have not been 
greatly affected by the movement in the Australian 
Dollar.  It is expected that current lick supplement 
costs will remain as they are in the year ahead.

Cotton Seed has become expensive.  This is 
understandable as the graziers have been sourcing 
as much as they can to feed to cattle.  Some of these 
loads are coming from as far a field as southern New 
South Wales.

Capital markets
Interest rates remain low.  This is a key attribute 
of any business owner and at current pricing, is a 
positive feature for the rural industry.

The current cash rate is 2% which is down from 
4.75% in 2011. 

With inflation at current low levels, changes to 
interest rates in the immediate term, appear minimal.

This is a major feature that the beef cattle industry in 
particular is seeking to benefit from.  

Property markets
Sugar cane and horticultural property sales are low 
sale volume markets.  There has been little variation 
in value rates in recent years, and at this stage with 
stable commodity pricing and operating costs, there 
is no real reason for change.

Cattle station markets have higher sale volumes than 
their coastal agricultural counterparts.  

In 2015 a healthy number of twenty five (25) cattle 
station sales were recorded across the north.  
Sale volumes have recovered from a low of about 
fourteen (14) in 2009.  This is a positive sign for the 
property cycle.

The corporate market sentiment has benefited 
from the exposure of the marketing of the Kidman 
Portfolio, also the sales of Wollogorang and 
Walhallow Stations in the Northern Territory.  While 
none of these stations (including the Kidman 
Portfolio) are in North or North West Queensland, 
the exposure has been of benefit to the investment 
grade sector in the global marketplace.

At this stage there are no new settled corporate 
sales to report on that indicates any market value 
movement.  

Global investors are seeking positive returns and 
investment yields.  The trade accounts look good 
at the moment with current cattle prices and land 
values.  

Month in Review
February 2016

R
ur

al



67

It will be interesting to see if market sales do start to 
show an increase in values at all.  

The reason is, over the years, investors often are 
heard saying ‘why would you invest in agriculture 
when the yields are so low’?  

Now that the cattle market is strong, the percentage 
passing yields (relationship between income and 
value) have increased their spread.  Should new 
sales show a rise in the value of the land, then the 
percentage yields will compress again!!

In the mid scale, family market, the focus has been on 
surviving the drought.  Unlike the corporate market, 
many families do not have other stations with grass 
to spread cattle numbers out.  

Some of the family enterprises (that have had rain) 
are looking to hold heifers to re stock rather than buy 
them back in.  

This option will take two to three years rebuild; 
therefore it will take some time before those 
businesses look to buy another station (unless it 
comes with a good herd).  

Given that the drought is not yet broken, there are 
family owned businesses that are still on survival 
mode and looking for a break in the season to 
eventuate. 

There are also debt issues in this sector which are in 
the throws of being worked through.

This market segment is in a holding pattern while the 
debt issues are sorted out, the herds are rebuilt or 
the drought is endured. 

At this stage, while there is positivity in the 
commodity markets and low interest rates being 
offset by seasonal impacts, herd rebuilding and debt 
issues, it would appear that sale volumes will be 
similar to last year and limited change in values of 
grazing lands as the recovery /consolidation phase is 
endured. 

Contact:
Roger Hill – ph: 0418 200 046

Northern Territory
2016 is shaping up to be another active year on the 
pastoral sales front in the Northern Territory and 
Kimberley. With 2015 recording 13 settled pastoral 
sales, the expectation is for the momentum to 
continue in 2016.  Land agents indicate that several 
more stations are likely to hit the market at some 
stage in the next six months (most likely after the 
wet). We expect a similar mix of international and 
domestic corporate interests as well as private, 
family class operators noting that international 
investors accounted for three sales in the NT and 
Kimberley in 2015 while corporates (domestic) 
purchased two and the balance eight were snapped 
up by local or interstate private operators. We are 
aware of continued enquiry from foreign prospectors 
looking to secure large scale (say 20,000 AE + 

carrying capacity) northern cattle stations. We 
are also aware of the growing focus of potential 
purchasers on buying pastoral leases with the 
intention of applying for changes in land use via 
diversification permits now available under the 
Pastoral Land Act. We understand an international 
based group is currently in the late stages of due 
diligence to purchase a northern pastoral lease 
that features good groundwater and appropriate 
soil types for diversification of part of the lease 
to high value horticulture (if the application for a 
Diversification Permit is successful of course).

Again, there is still strong interest from local and 
interstate purchasers, particularly in the traditionally 
tightly held Alice Springs region. We note that of 
the eight private purchaser acquisitions last year in 
the NT and Kimberley four of them were in the Alice 
Springs region. One of the latest was Macdonald 
Downs located 285 kilometres north east of Alice 
Springs. The property settled in late November for 
$8.6 million WIWO and reportedly included a good 
quality 5,000 head Santa and Droughtmaster cross 
breeder herd, plant and equipment (we note that 
the main station store business was excluded from 
the sale). We understand that the offering attracted 
strong interest with seven parties inspecting but 
eventually a pastoralist with considerable experience 
in the Territory but hailing from south west 
Queensland sealed the deal. 
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The cattle market is again shaping up to perform 
strongly for 2016 with trade steers currently fetching 
$3.60 per kg plus, ex Darwin into Indonesia. The 
recent announcement of 200,000 permits issued for 
the next trimester is also a confidence booster for 
northern pastoralists (and Alice Springs pastoralists 
too). The Australia Live Export Council announced 
that the Indonesian Government has approved 
permits for issue on a trimester basis rather than 
quarterly, allowing producers more fluency in their 
selling and buying into the export market. There 
should now be more time in planning the logistics 
phase and producers will have more time to get 
the cattle into specification for the Indonesian 
markets and when it comes to Ramadan (June to 
July), Indonesian feedlots can now order northern 
Australian cattle in preparation and the pastoralist 
can budget for it.

News flash: As late as 24 January, the Indonesian 
Government had been floating the idea of 
introducing a 10% Value Add Tax (VAT) to all cattle 
entering Indonesia except for productive heifers. 
However, the Indonesian Government has since 
decided not to proceed with this tax as it would make 
beef prices to high in the local wet markets and force 
local butchers out. 

The idea was also met with strong disapproval by 
Agricultural Government officials based in Indonesia 
and local importers and exporters based in both 
Indonesia and Australia.

Contact:
Frank Peacocke – ph: 0439 950 997
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Disclaimer
This publication presents a generalised overview regarding the state of Australian 
property markets, using property market risk-ranking scales. It is not a guide to 
individual property assessments, and should not be relied upon. 

Herron Todd White accepts no responsibility for any reliance placed on the 
commentary and generalised information.  Contact Herron Todd White to obtain 
formal, specific property advice on any matters of interest arising from this publication.

National Property Clock
February 2016
Retail
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Liability limited by a scheme approved under Professional Standards 
Legislation. This scheme does not apply within Tasmania.

This report is not intended to be comprehensive or render advice and neither 
Herron Todd White nor any persons involved in the preparation of this report, 
accepts any form of liability for its contents. 
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Capital City Property Market Indicators – Houses

Month in Review
February 2016

Capital City Property Market Indicators – Houses 
Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

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

Balanced market 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 Tightening Steady Steady Increasing Steady Increasing Steady 

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

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

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

Steady 

Stage of Property Cycle Starting to decline Approaching peak 
of market 

Declining market Rising market Declining market Start of recovery Declining market Starting to decline 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Occasionally Occasionally Occasionally Occasionally Almost never Almost never Occasionally 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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Capital City Property Market Indicators – Units

Month in Review
February 2016

Capital City Property Market Indicators – Units 

Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

Rental Vacancy Situation Balanced market 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 

Balanced market Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Rental Vacancy Trend Steady Steady Increasing Steady Increasing Steady Increasing Steady 

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

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

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

Steady 

Stage of Property Cycle Starting to decline Approaching peak 
of market 

Approaching peak 
of market 

Start of recovery Declining market Start of recovery Approaching bottom 
of market 

Peak of market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Occasionally Occasionally Occasionally Almost never Occasionally Almost never Occasionally 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 
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Capital City Property Market Indicators – Retail

Month in Review
February 2016

 

Capital City Property Market Indicators – Retail 
Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

Rental Vacancy Situation 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 Steady Steady Steady Steady Increasing Steady Increasing Steady 

Rental Rate Trend Increasing Stable Stable Declining Declining Declining Stable Stable 

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

Stage of Property Cycle Rising market Rising market Approaching peak 
of market 

Starting to decline Approaching 
bottom of market 

Bottom of market Declining market Bottom of market 

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

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

Significant Significant Significant Large Significant Significant 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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East Coast New South Wales Property Market Indicators – Houses

Month in Review
February 2016

East Coast New South Wales Property Market Indicators – Houses 
Factor Canberra Central Coast Coffs Harbour Far North NSW Mid North Coast Newcastle South East NSW Sydney 

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

Balanced market Shortage of available 
property relative to 
demand 

Balanced market Balanced market Balanced market 

Rental Vacancy Trend Steady Steady Tightening Steady Tightening Steady Steady Steady 

Demand for New Houses Strong Fair Strong Fair Very strong Strong Fair Fair 

Trend in New House 
Construction 

Steady Declining Increasing strongly Steady Increasing strongly Steady Increasing Steady 

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

Stage of Property Cycle Starting to decline Peak of market Rising market Rising market Rising market Peak of market Approaching peak of 
market 

Starting to decline 

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Frequently Occasionally Occasionally Almost never Almost never Occasionally Frequently 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 
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East Coast New South Wales Property Market Indicators – Units

Month in Review
February 2016

East Coast New South Wales Property Market Indicators - Units 
Factor Canberra Central Coast Coffs Harbour Far North NSW Mid North Coast Newcastle South East NSW Sydney 

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

Shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Balanced market Shortage of available 
property relative to 
demand 

Balanced market Balanced market Balanced market 

Rental Vacancy Trend Steady Tightening Tightening Steady Tightening Steady Steady Steady 

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

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

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

Stage of Property Cycle Peak of market Peak of market 
 

Rising market Rising market Rising market Peak of market Approaching peak of 
market 

Starting to decline 

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Occasionally Occasionally Occasionally Almost never Almost never Occasionally Frequently 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 
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East Coast New South Wales Property Market Indicators – Retail

Month in Review
February 2016

East Coast New South Wales Property Market Indicators – Retail  
  
Factor Canberra/ 

Q’beyan Central Coast Coffs Harbour Far North NSW Mid North Coast Newcastle South East NSW Sydney 

Rental Vacancy Situation Shortage of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Balanced market Shortage of available 
property relative to 
demand 

Severe shortage of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Balanced market 

Rental Vacancy Trend Steady Steady Steady Steady Tightening Steady Steady Steady 

Rental Rate Trend Fair Strong Strong Strong Strong Strong Fair Strong 

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

Stage of Property Cycle Steady Steady Steady Steady Steady Steady Steady Steady 

Local Economic Situation Start of recovery Bottom of market Approaching peak 
of market 

Declining market Declining market Bottom of market Rising market Declining market 

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

Occasionally Occasionally Occasionally Occasionally Occasionally Occasionally Frequently Occasionally 

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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Country New South Wales Property Market Indicators – Houses

Month in Review
February 2016

Country New South Wales Property Market Indicators – Houses 
Factor Albury Bathurst Dubbo Griffith Mudgee Orange Tamworth Wagga Wagga 

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

Balanced market Shortage of available 
property relative to 
demand 

Balanced market Balanced market Balanced market 

Rental Vacancy Trend Steady Steady Tightening Steady Tightening Steady Steady Steady 

Demand for New Houses Strong Fair Strong Fair Very strong Strong Fair Fair 

Trend in New House 
Construction 

Steady Declining Increasing strongly Steady Increasing strongly Steady Increasing Steady 

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

Stage of Property Cycle Starting to decline Peak of market Rising market Rising market Rising market Peak of market Approaching peak of 
market 

Starting to decline 

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Frequently Occasionally Occasionally Almost never Almost never Occasionally Frequently 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 
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Country New South Wales Property Market Indicators – Units

Month in Review
February 2016

Country New South Wales Property Market Indicators - Units 
Factor Albury Bathurst Dubbo Griffith Mudgee Orange Tamworth Wagga Wagga 

Rental Vacancy Situation Shortage of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Balanced market Shortage of available 
property relative to 
demand 

Severe shortage of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Balanced market 

Rental Vacancy Trend Steady Steady Steady Steady Tightening Steady Steady Steady 

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

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

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

Stage of Property Cycle Start of recovery Bottom of market Approaching peak 
of market 

Declining market Declining market Bottom of market Rising market Declining market 

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Occasionally Occasionally Occasionally Occasionally Occasionally Occasionally Frequently 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 
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Country New South Wales Property Market Indicators – Retail

Month in Review
February 2016

Country New South Wales Property Market Indicators – Retail  
  
Factor Albury Bathurst Dubbo Griffith Mudgee Orange Tamworth Wagga Wagga 

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

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

Over-supply of 
available property 
relative to demand 

Rental Vacancy Trend Steady Steady Steady Steady Steady Steady Increasing Steady 

Rental Rate Trend Stable Stable Stable Stable Stable Stable Declining Declining 

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

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

Local Economic Situation Flat Flat Flat Flat Flat Contraction Contraction Flat 

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

Significant Small - Significant Significant Significant Significant Small - Significant 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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Victoria/Tasmania Property Market Indicators – Houses

Month in Review
February 2016

Victorian and Tasmanian Property Market Indicators – Houses 
Factor Ballarat Bendigo Echuca Gippsland Horsham Melbourne Mildura Shepparton Wondonga Burnie/ 

Devonport Hobart Launceston 

Rental Vacancy Situation Balanced 
market 

Shortage of 
available 
property relative 
to demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand - 
Balanced 
market 

Balanced 
market 

Balanced 
market 

Shortage of 
available 
property relative 
to demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

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

Demand for New Houses Fair Strong Strong Fair Fair Fair - Strong Fair Strong Strong Fair Fair Fair 

Trend in New House 
Construction 

Increasing Increasing Steady Steady Steady Steady - 
Increasing 

Steady Increasing Increasing Declining Declining Declining 

Volume of House Sales  Steady Increasing Steady Steady Declining Increasing 
strongly 

Steady Steady Steady Steady Steady Steady 

Stage of Property Cycle Rising market Declining 
market 

Rising market Declining 
market 

Peak of 
market 

Approaching 
peak of 
market 

Start of 
recovery 

Starting to 
decline 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Are New Properties Sold at 
Prices Exceeding Their 
Potential Resale Value 

Almost never Occasionally Occasionally Occasion-
ally 

Occasionally Occasionally Almost never Occasionally Occasionally Almost never Almost never 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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Victoria/Tasmania Property Market Indicators – Units

Month in Review
February 2016

Victorian and Tasmanian Property Market Indicators – Units 

Factor Ballarat Bendigo Echuca Gippsland Horsham Melbourne Mildura Shepparton Wondonga Burnie/ 
Devonport Hobart Launceston 

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

Shortage of 
available 
property relative 
to demand 

Balanced 
market 

Balanced 
market 

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 

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

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

Trend in New House 
Construction 

Steady Steady Steady Steady Steady Increasing 
strongly 

Steady Increasing 
strongly 

Steady Declining Declining Declining 

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

Stage of Property Cycle Starting to 
decline 

Declining 
market 

Rising market Declining 
market 

Peak of 
market 

Approaching 
peak of 
market 

Start of 
recovery 

Starting to 
decline 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Are New Properties Sold at 
Prices Exceeding Their 
Potential Resale Value 

Almost never Occasionally Almost never Occasion-
ally 

Frequently Occasionally Almost never Occasionally Occasionally Almost never Almost never 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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Victoria/Tasmania Property Market Indicators – Retail

Month in Review
February 2016

Victorian and Tasmanian Property Market Indicators – Retail 
Factor Ballarat Bendigo Echuca Gippsland Horsham Melbourne Mildura Wondonga Burnie/ 

Devonport Hobart Launceston 

Rental Vacancy Situation 
 

Over-supply of 
available 
property relative 
to demand 

Shortage of 
available 
property relative 
to demand 

Balanced 
market 

Balanced 
market 

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 

Rental Vacancy Trend 
 

Increasing Steady Steady Steady Steady Steady Steady Steady Steady Steady Steady 

Rental Rate Trend 
 

Fair Strong Fair Fair Soft Fair Fair Fair Fair Fair Fair 

Volume of Property Sales 
 

Steady Steady Steady Steady Steady Increasing 
strongly 

Steady Steady Declining Declining Declining 

Stage of Property Cycle 
 

Steady Increasing Steady Steady Declining Increasing Steady Steady Steady Steady Steady 

Local Economic Situation 
 

Starting to 
decline 

Declining 
market 

Rising market Declining 
market 

Peak of market Approaching 
peak of 
market 

Start of 
recovery 

Start of recovery Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

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

Almost never Occasionally Almost never Occasionally Frequently Occasionally Almost never Occasionally Almost never 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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Queensland Property Market Indicators – Houses

Month in Review
February 2016

Queensland Property Market Indicators – Houses 
Factor Cairns Townsville Whitsunday Mackay Rockhampton Emerald Gladstone Bundaberg Hervey Bay Sunshine 

Coast Brisbane Gold 
Coast Toowoomba 

Rental Vacancy Situation Shortage of 
available 
property 
relative to 
demand 

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 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

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

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

Trend in New House 
Construction 

Declining Steady Steady Declining - 
Steady 

Steady Declining 
significantly 

Declining Declining Increasing Increasing Increasing 
strongly 

Increasing Increasing 

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

Stage of Property Cycle Rising 
market 

Bottom of 
market 

Start of 
recovery 

Approachin
g bottom of 
market 

Approaching 
bottom of market 

Approachin
g bottom of 
market 

Declining 
market 

Approaching 
bottom of 
market 

Start of 
recovery 

Rising 
market 

Declining 
market 

Declining 
market 

Approaching 
peak of market 

Are New Properties Sold at 
Prices Exceeding Their 
Potential Resale Value 

Occasion-
ally 

Almost 
never 

Occasionally Occasion-
ally 

Occasionally Occasion-
ally 

Frequently Almost never Occasionally Occasion-
ally 

Occasion-
ally 

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
February 2016

Queensland Property Market Indicators - Units 

Factor Cairns Townsville Whitsunday Mackay Rockhampton Emerald Gladstone Bundaberg Hervey Bay Sunshine 
Coast Brisbane Gold 

Coast Toowoomba 

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 

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 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Over-supply of 
available 
property relative 
to demand 

Rental Vacancy Trend Steady Steady Steady Steady - 
Increasing 

Increasing Steady Increasing Increasing Steady Steady Increasing Steady Increasing 

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

Trend in New Unit 
Construction 

Declining Declining Steady Declining - 
Steady 

Steady Declining 
significantly 

Declining Steady Steady Increasing Increasing 
strongly 

Steady Increasing 

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

Increasing Steady Increasing - 
Steady 

Steady - 
Declining 

Stage of Property Cycle Start of 
recovery 

Bottom of 
market 

Start of 
recovery 

Approachin
g bottom of 
market 

Approaching 
bottom of market 

Declining 
market 

Declining 
market 

Approaching 
bottom of 
market 

Start of 
recovery 

Rising 
market 

Approachin
g peak of 
market 

Declining 
market 

Approaching 
peak of market 

Are New Properties Sold at 
Prices Exceeding Their 
Potential Resale Value 

Occasion-
ally 

Almost 
never 

Occasionally Occasion-
ally 

Occasionally Occasion-
ally 

Frequently Almost never Occasionally Occasion-
ally 

Occasion-
ally 

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 – Retail 

Month in Review
February 2016

Queensland Property Market Indicators – Retai l  
 
Factor Cairns Townsville Mackay Rockhampton Gladstone Bundaberg Hervey Bay Sunshine 

Coast Brisbane Gold Coast Toowoomba 

Rental Vacancy Situation Balanced 
market - 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 

Over-supply of 
available 
property 
relative to 
demand 

Balanced 
market 

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 Increasing Steady Steady Steady Steady - 
Increasing 

Steady Steady Tightening Steady 

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

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

Increasing 

Stage of Property Cycle Start of 
recovery 

Bottom of 
market 

Declining 
market 

Start of recovery Approaching 
bottom of 
market 

Bottom of 
market 

Start of 
recovery 

Start of 
recovery 

Approaching 
peak of market 

Rising market Rising market 

Local Economic Situation Steady growth 
- Flat 

Flat Contraction Flat Flat Flat Steady growth 
- Flat 

Flat Steady growth Steady growth Contraction 

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

Small Significant Significant Small Small Significant Significant Small 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  
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South Australia, Northern Territory & Western Australia Property Market Indicators – Houses

Month in Review
February 2016

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

Valley Iron Triangle Mount 
Gambier Alice Springs Darwin South West 

WA Perth 

Rental Vacancy Situation Balanced market 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 

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

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

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

Volume of House Sales  Steady Steady Steady Steady Steady Declining Declining 
significantly 

Declining Declining 

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

Are New Properties Sold at Prices Exceeding 
Their Potential Resale Value 

Occasionally Occasionally Occasionally Occasionally Occasionally 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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South Australia, Northern Territory & Western Australia Property Market Indicators – Units

Month in Review
February 2016

SA, NT and WA Property Market Indicators – Units 
 

Factor Adelaide Adelaide Hills Barossa 
Valley Iron Triangle Mount 

Gambier Alice Springs Darwin South West 
WA Perth 

Rental Vacancy Situation Balanced market 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 

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

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

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

Volume of Unit Sales  Steady Steady Steady Steady Steady Declining Declining 
significantly 

Declining Declining 

Stage of Property Cycle Start of recovery Start of recovery Start of 
recovery 

Start of 
recovery 

Bottom of market Declining market Approaching 
bottom of market 

Declining market Declining market 

Are New Properties Sold at Prices Exceeding 
Their Potential Resale Value 

Almost never Almost never Almost never Almost never Occasionally Almost never Occasionally Occasionally 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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South Australia, Northern Territory & Western Australia Property Market Indicators – Retail

Month in Review
February 2016

SA, NT and WA Property Market Indicators – Retail 
 
Factor Adelaide Adelaide Hills Barossa Valley Iron Triangle 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 

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 Steady Steady Steady Increasing Increasing Increasing Increasing 

Rental Rate Trend Declining Declining Declining Declining Declining Stable Declining Declining 

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

Stage of Property Cycle Starting to decline Starting to decline Starting to decline Starting to decline Declining market Declining market Approaching bottom 
of market 

Declining market 

Local Economic Situation Contraction Contraction Contraction Contraction Contraction Contraction Contraction Flat 

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

Large Large Large Large Small Significant Significant 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 
 
      
 
  



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. 
This scheme does not apply within 
Tasmania.


