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“What’s the appeal?” I hear you ask with my Steve 
Austin-like capabilities. There’s no denying the 
primary driver is affordability. The vast majority 
of homeowners and investors want to pick up a 
purchase for as little cash as possible. We’re cheap, 
but that doesn’t mean we aren’t savvy. 

Fringe suburbs offer the average 
punter a chance to grab a little 
piece of Australia at a fraction of 
the cost compared to inner city, 
‘ooh la la’ locales.
Of course, with a low buy in price comes affordable 
rental, so outer edge suburbs usually have 
reasonable tenant demand too. Traditionally, the 
gross return is strong compared to those blue bloods 
closer to the CBD as well. What’s not love about being 
on the outer?

Well for starters, supply can rise suddenly and 
sharply. By definition, suburban addresses on 
the circumference of town are usually abutted 

by greenfield sites. While you can see solid value 
performance, it doesn’t take much for competition to 
kick in. If some big parcel nearby gains development 
approval, there’s suddenly a whole new set of options 
for potential buyers.

One of the ways developers bolster fringe value is 
to create mega-suburbs that cater to new residents. 
Some of these are multistage projects with sales 
extending over decades. Nowadays many include 
hospitals, universities and major community spaces, 
as well as regional shopping centres. You can 
effectively live your life within the boundary of big 
fringe communities and want for very little.

Inner urban destinations get all the good press, so 
let’s redress the imbalance by giving fringe areas 
their fair due. We’ve cased out the nation and asked 
our offices from coast to coast to identify their fringe 
suburbs and tell us of their prospects. We’re keen to 
hear where all this price accessible dirt is and what 
can be achieved in terms of return on investment.

On the commercial front this month, we’re delving 
into the industrial sector and taking a look at how 

the rest of 2016 is set to progress. The smart minds 
in our commercial team have put on their hard hats 
and run headlong into industrial, so you’ll stay in 
the know. How will the industrial market play out in 
2016? Read on. Are there signs the market looks set 
to move, one way or the other? We tell all. Are there 
good opportunities in the market right now? Stop 
asking questions and turn the page already. What 
about things to avoid? See the last short, sharp and 
shiny response!

So there it is one and all – all the real estate skirting 
the edges of town, and how it can boost your 
portfolio. But don’t be on the outer when it comes to 
great market info (see what I did there? “outer”?). 

Now pack a lunch and saddle up, because were 
heading to the edge.

Make sure you call our team here at Herron Todd 
White so we can make sure you don’t end up all alone 
in the badlands.

Fringe suburbs

While it might sound like a bad name for an ‘80s glam metal band, 
‘Fringe Suburbs’ actually have their place among the list of localities 
worth consideration in your cities.
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Overview
Industrial is a great real estate leg-up for investors 
graduating from residential holdings into a 
commercial portfolio. The sector has certainly 
presented affordable options in the past few years, 
but could it be due an upswing in 2016?

The best way to buy well is to draw on local 
knowledge. It’s not just broad markets that 
present the best opportunities. Variations between 
secondary to prime property play their part, as do 
different locations throughout the same town.

This month, our commercial team will be giving you 
all the good information on the industrial property 
sector for 2016.

Sydney
Several influences have created a positive 
environment for Sydney’s industrial market. Factors 
including rising retail and wholesale trading volumes, 
a strengthening housing market and improving road 
and rail infrastructure have put upward pressure on 
average industrial rental rates and capital values 
over recent years. Such factors are contributing to 
an improved outlook for the sector and investors 
have become more confident in taking advantage of 
the higher yields industrial property has had on offer 
compared to those for office and retail assets.

The weight of funds from local REITs coupled with 
overseas capital seeking to grow portfolios continues 

to place upward pressure on values, evidenced 
by both prime and secondary yields tightening 
throughout 2015. Foreign investors continue to be 
attracted to industrial property investments due to 
the high yields and generally long leases to single 
tenants in simple buildings.

In the year ahead, we anticipate the Sydney industrial 
market to remain strong as offshore investors 
continue to seek opportunities in the industrial 
sector. We also anticipate continued confidence in 
this sector off the back of a strongly performing 
residential market and increased retail spending 
going forward.

We anticipate owner-occupiers will continue to be 
the more active buyer type within the low to mid-
tier industrial sector, with assets containing 2,000 
to 6,000 square metres of enclosed space being 
highest in demand. Additionally, demand for strata 
industrial is expected to continue at reasonable 
levels, particularly for modern stock containing high 
proportions of mezzanine office space in areas with 
increased demand emerging for this type of stock 
(commonly referred to as high-tech industrial space).

Looking ahead for 2016, we expect yield ranges to 
remain relatively steady overall in the Sydney market, 
with prime industrial stock (2,000 to 6,000 square 
metres of enclosed space) expected to range from 
6% to 7.5%. Strata industrial markets are expected 
to continue to achieve relatively firmer yields in the 

sub 6% bracket. Given the current low interest rate 
environment, such yields may attract investors back 
to the industrial sector, although most interest is still 
expected to come from owner-occupiers.

In summary, a steady growth period is anticipated in 
2016 for Sydney’s industrial market as a whole, with 
some sought after localities expected to out-perform 
others.

Canberra
Overall the market has been quiet in this sector 
since the election in September 2013 however there 
are glimpses of activity which suggest the worst 
may be behind us. Commercial agents are reporting 
increased activity on the back of an improved 
residential market. 

Two new industrial subdivisions – The Eastern 
Industrial Estate in Beard and the government-owned 
New West Industrial Park in Hume – had significantly 
increased the availability of vacant industrial land at 
a time when the industrial market was weakening. 
The two estates, yielding a combined total of 169 
lots, had been experiencing limited sales activity but 
interest has increased over the past six months. A 
vacant near level site of 5,688 square metres at 100 
Sawmill Circuit, Hume has recently sold at just over 
$910,000 equating to $160 per square metre. The 
site is zoned IZ1 – General Industrial and the Crown 
Lease provides for various industrial uses.
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The Five Year Indicative Industrial Land Release 
Program is based on the current level of demand for 
industrial land.  The program is intended to achieve a 
number of objectives, but in essence it is to increase 
the ACT Government’s responsiveness to market 
changes by developing an inventory of land stock 
where serviced industrial sites are available for 
immediate release.

The current Land Release Program incorporates a 
release of approximately 230,283 square metres of 
industrial land over the next four years.  For the 2015 
to 2016 financial year, 64,485 square metres is to be 
released in the Hume and Mitchell precincts.

Fyshwick, the primary industrial precinct in Canberra, 
continued to experience relatively high stock levels in 
2015 both for sale and lease resulting in softer yields 
and falling rents. However, agents were reporting 
increased activity towards the end of the year.  
Mitchell in the north of Canberra appears to be the 
best performing industrial precinct with strong take-
up by owner-occupiers, a reflection of the increasing 
population in the Gungahlin region. 

The strongest sector of the industrial market is the 
top end of the investment market, where value is 
determined by the strength and term of the lease 
attached to the property rather than location. The 
sale of 74 Mildura Street, Fyshwick, an industrial 
holding occupied by two substantial tenants, sold for 

$15 million in late 2015 showing a yield of close to 9% 
and a WALE of five years. 

The outlook for 2016 is for much of the same, namely 
limited growth but increasing activity on the back of 
an improved residential market.  Rents are expected 
to remain depressed and yields stable, but the early 
signs of a recovery in this sector are emerging.

South East NSW
We expect the industrial property market in the 
Illawarra to continue to face headwinds throughout 
the remainder of 2016 largely due to declining mining 
investment and a struggling manufacturing sector.  
We forecast the sector to be driven by port related 
activity as the economy continues its transition from 
heavy industry to transport and logistics.  We also 
expect to see Sydney having a greater influence 
on the local market given tight conditions being 
experienced across most of the Sydney metropolitan 
area.  There is also keen interest in Stadler Rail’s 
tender for the supply and maintenance of the next 
generation City Rail passenger train fleet given the 
company has earmarked a 17 hectare Blue Scope 
owned industrial site in Unanderra for its operations. 
Stadler has been short listed with three other 
companies. 

Despite the continued negativity surrounding 
the industrial market we expect investors will be 
active in securing properties that have strong lease 

covenants, attracted by yield arbitrage that low 
interest rates are providing. We anticipate rents to 
remain stable although older style inefficient space 
will be under the most pressure for lower rental 
prospects through the course of the year.  The local 
market will continue to be sensitive to price point 
with most owner-occupier activity in the $500,000 
to $1.5 million price range. Again, low interest rates 
will be a large driver of market. 

Newcastle
As we look ahead to what 2016 has in store for the 
Hunter industrial market, rather than focusing on 
the negatives of the mining sector, which seem to be 
coming thick and fast with more jobs losses and mine 
shutdowns announced every month, let’s take a quick 
look at one area showing upward market movement.

The Steel River Estate at Mayfield West has been 
completely sold out and if you were a buyer looking 
to purchase within this estate you would have no 
choice but to opt for an off the plan sale of a strata 
unit at the development known as The Foundry.  The 
asking prices at this development are unprecedented 
and stand around $2,000 per square metre for 
warehouse accommodation. This is well above rates 
for similar accommodation in say Beresfield or the 
nearby Tighes Hill. Beresfield has historically shown 
higher sales rates for strata industrial property, 
however given the supply and demand imbalance, 
Mayfield West has leapfrogged Beresfield as the 
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highest value locality for strata units in the Hunter. 
With zero standing stock for sale and only one 
development in the pipeline, which has almost sold 
out, this imbalance should continue through at least 
the rest of the year. 

It would be imprudent to only focus on this good 
news story however as the rest of the industrial 
market has now entered a contraction phase with 
yields for large scale industrial now starting to soften 
and rents staying relatively steady or falling in some 
cases.  

Larger sheds are witnessing long 
letting up periods and rental 
incentives have moved out to 
around 15% of the first lease term, 
which in real terms means half 
rent on the first year of a five year 
lease.
NSW North Coast
The industrial market in the Far North Coast of NSW 
for the year ahead will continue to be dominated by 
owner-occupiers where yield and capital growth are 
not the priority. The priority for the owner-occupier 
is to secure space in which to operate their business. 

Most established industrial areas are older style 
developments with metal sheds providing basic 
accommodation catering for the owner-occupier 
or small business operation. Larger, more modern 
buildings are often developed by an established 
owner operator and are well held. Further, the small 
local nature of businesses limits the ability of the 
tenant to pay a rent reflective of development cost.

However in stronger growth areas, industrial sites 
are expected to be developed with small, modern 
style strata complexes to suit not only potential 
owner-occupiers but also the investor market. This 
is most obvious in Byron Bay and to a lesser extent 
Ballina where value levels and rents accommodate a 
return more in line with development cost.

In Lismore, investors will continue to expect yields 
above 8.5% whereas owner-occupiers tend to be less 
concerned with yield and more with acquiring a site 
to operate a business. Byron Bay modern industrial 
product will continue to sell in the vicinity of 6.5% to 
7.5% to investors and the Ballina modern industrial 
product in the vicinity of 7.5% to 8.5%. However if 
a property is occupied by a large national tenant, 
firmer yields will be retained.

Although improved market conditions impacted on 
sale volumes and in some cases resultant sale prices 
for industrial product in 2015 and the year to day, 
the buyer’s appetite for purchasing industrial real 

estate will remain cautious. Consumer confidence 
will continue to be affected by uncertainty in the 
local, national and global economy and the slowing 
of the capital city markets (in particular Sydney 
and Melbourne). Movement in economic conditions 
can quickly impact demand for industrial space and 
therefore rents and value levels can also change 
quickly. Caution is also required for purpose built 
industrial properties. If an existing tenant does not 
remain at the expiry of lease, then there may not be a 
readily definable market for the premises.

In summary, our prediction for the 2016 year ahead 
for the industrial market is that the improved enquiry 
levels experienced during 2015 will remain due to the 
increased investor market, however sale prices will 
remain dictated by yield expectations (particularly in 
Byron Bay and Ballina). We also predict that the non 
coastal localities will remain dominated by owner-
occupiers. The stronger performing industrial market 
sectors will remain relatively steady, while the market 
sectors which have been slower to react to the 
improving market conditions may see increased sales 
activity and demand as a result of being in a catch up 
phase. We also consider the current recovery to be 
fragile and any increase in interest rates, decline in 
economic activity or decrease in market sentiment 
could see a rapid softening in the market which could 
result in downward pressure on values.
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Coffs Coast Region
The industrial market should continue to firm based 
on the low interest rate climate, decreasing level 
of supply and continued demand particularly from 
owner-occupiers. Rents should also stabilise as 
available stock is absorbed.

We consider the year ahead will remain stable and 
should feature a slight increase in land value levels as 
existing stock is absorbed.

Yields are generally firm at 5.75% 
to 6.75% in the lower price market 
for industrial units in the 150 to 
300 square metre size (due to 
owner-occupier dominance of sales 
transactions) with rentals showing 
$90 to $130 per square metre.
Larger industrial properties are showing a range of 
yields (7.5% to 9.75%) depending on age, quality, 
location, lease and tenant details.

Orange
The Orange industrial market is heavily influenced 
by the local mining industry which has put downward 
pressure on rents as demand has reduced. However 
modern properties with good utility, strong lease 

covenants and good tenancy profiles attract good 
interest from investors in the current market. Yields 
have strengthen slightly over the past 12 months 
for high value attractive investment opportunities, 
however the lower end of the market range is 
dominated by owner-occupiers and the yields are less 
reflective of any value movement. It is recommended 
to avoid older style premises that experience 
extended letting up periods and premises reliant on 
the mining industry.

Tamworth
The Tamworth industrial market continues to be a 
sought after investment from both local investors 
and out of town buyers. A recent industrial strata 
development complex attracted keen interest from 
owner-occupiers relocating and also investors 
purchasing off the plan with a lease in place on 
completion. Yields continue to be an attractive draw 
card for investors and can range from between 
7.5% and 8.5% net return. Demand for industrial 
properties within the main Taminda industrial area 
is expected to stay at similar levels throughout 2016 
with a general lack of supply adding to increased 
competition should a good quality industrial premises 
come onto the market.

Dubbo
The Dubbo industrial market continues to be the 
most stable commercial sector in the city with 
market rents maintaining steady real returns. As 

a consequence Dubbo has seen strong industrial 
development in the newer light industrial precincts 
and some refurbishment of older style warehouses 
in the more established areas. With stable rental 
income expected to continue, industrial property 
has remained the preferred commercial investment, 
with yields around 8.5%, depending on the strength 
of the lessee and lease covenants. Owner-occupiers 
also continue to provide a solid floor in the market 
for the smaller, circa 300 square metre factory or 
warehouse where analysed yield reflects a mid 5.5% 
to 6% return. Ongoing strong rural returns and the 
expected development of Alkane Resources – Toongi, 
Zirconium and Rare Earths mine near Dubbo are 
expected to aid the local economy and the industrial 
sector.
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Melbourne
The outlook for business investment remains steady 
for the year ahead, particularly manufacturing 
and exports which have been improving due to the 
depreciating Australian dollar. This is coupled with 
the rise of on-line retailing and its reliance on large 
scale warehousing, helping to fuel the transport, 
distribution and logistics sector.

The flow on effect is the strengthening demand 
for new logistic and storage development within 
Melbourne’s established western suburbs, including 
but not limited to Laverton North, Sunshine West 
and Altona North which are all well accessed by 
Melbourne’s West Gate Freeway, Princes Highway 
and Western Ring Road.

With substantial investment in infrastructure 
continuing throughout 2016 (major road widening 
projects to City Link Tullamarine Freeway, Western 
Distributor Project and the Monash Freeway 
upgrade at Hallam) areas within the vicinity of these 
transportation routes are expected to have continued 
demand.

While demand for industrial property has somewhat 
strengthened in the past 12 months, leasing activity 
in this market continues to stabilise. As a result, 
incentives have remained relatively high with a range 
of 15% to 35% for secondary development. Yield 
compression continues for prime grade industrial 

development with yields for secondary development 
generally stable, all underpinned by the low interest 
rate environment. Vacancy rates were higher in 2015 
with tenant demand appearing insufficient to meet 
the flow of new supply and levels of existing vacant 
stock. 

The relocation of Melbourne’s fruit and vegetable 
market in the later part of 2015 to Cooper Street, 
Epping in Melbourne’s north has already seen 
increased demand for land and an influx of 
speculative development for both standard office 
/ warehouse and cold storage facilities within this 
immediate area. In contrast, neighbouring areas 
of the north such as Campbellfield have (and we 
suspect will continue to) experienced a noticeable 
decline in capital values and rental values over 
the past 12 months of up to 10%. The northern 
industrial property market, specifically in the 
suburbs of Campbellfield and the surrounding 
suburbs of Somerton, Coolaroo and Broadmeadows 
are dominated by the presence of automotive 
manufacturing and associated supply chain 
businesses. With Ford Motor Company closing all 
of its car making facilities by no later than October 
2016, many owner-occupiers within the automotive 
industry in this region associated with Ford’s 
Campbellfield plant have and will continue to be 
greatly affected.  

Areas of continued demand in 
2016 will include the Melbourne 
Airport precinct which is 
continuing to drive new supply. 
A vast supply of land north-west of the Essendon 
Football Club Training Facility has been available to 
the market. Of note is Toll Holdings’ new warehouse 
in the Melbourne Airport Business Park, which is 
complete and has added around 70,000 square 
metres to the stock level of the area. 

Demand for larger warehouses, distribution centres 
and other transport and logistics facilities has 
increased in the south-east where developers are 
responding to tenant and occupier requirements. 
Available greenfield land throughout such suburbs 
as Keysborough, Dandenong South, Lynbrook and 
Cranbourne West will continue to be sought at 
moderate levels. 

Developers continue to be buoyed by the 
affordability of land within Melbourne’s outer 
industrial regions and the relative low construction 
costs which have generally remained stable over 
recent years. These factors together with stable 
demand for well located developments with sought 
after attributes means that new construction in 
the short to medium term is considered to remain 
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feasible and moderately attractive to developers, 
particularly where these projects are underpinned 
by tenant pre-commitments which is a critical 
consideration for a developer. 

Ballarat
The industrial market in the Ballarat area is 
beginning to appear two paced. Quality, fully let 
space is selling well, however, B grade, vacant space 
appears to be sitting on the market for long periods 
with limited interest.

Like all other asset classes the industrial market will 
have its macro economic challenges to negotiate. 
Stubborn unemployment rates, international 
economic uncertainty and an economy attempting 
to grow away from a production based model will 
continue to collude to hinder its progress. However 
the market will be assisted by a mooted reduction 
in the company tax rate and a steady upswing in 
consumer sentiment.

Locally, the Ballarat market faces a considerable 
increase in supply of A and B grade space. We are 
currently aware of a very large amount of B grade 
space which is about to come onto the market for 
lease and which we expect to be difficult to move. 
Additionally there are a couple of properties which 
are considered investment grade stock which will be 
placed for sale most likely in the next quarter. The 
manner in which this supply is taken up will in a large 

part indicate the direction for the asset class for the 
year.

The market for industrial land in the area is sluggish. 
Construction costs at present are such that the 
equation of sale price, less build cost and land cost 
is leaving little profit for prospective developers. 
This has resulted in many industrial lots clogging 
the market in the past six months. We envisage this 
situation will continue until cost of construction or 
land fall.

Investment grade space at present is trading at yields 
between 7% and 8%. We would be surprised to see 
this contract due to the risks associated with these 
assets.

Bendigo
In recent times the Bendigo industrial property 
market has remained unchanged being relatively 
stable with smaller developed factory warehouse 
properties in demand and medium to large industrial 
properties remaining a thinly traded asset. 

Industrial property sales are generally dominated 
by smaller scale local business operators primarily 
utilising factory warehouses that are in the sub 
$500,000 price category. The demand for large 
industrial sites and buildings has been highly limited 
in Bendigo and has exhibited minimal, if any, growth 
with vacant land generally slow to move. Notable 

sales include the Shell fuel depot in Strickland Road 
selling for $2.225 million leased until 2030 with 
three further options of five years to 2045. Two new 
strata factory unit developments have recently been 
approved in Bendigo East and are predicted to lie 
within the sub $300,000 price category. 

There continues to be a number of large vacant 
industrial holdings gradually being developed and 
sold off particularly within the East Bendigo area 
around Rowena Street. The ‘Brickworks’ estate is 
the largest new industrial estate in Bendigo at this 
point in time. Lots range in size from 600 square 
metres to 19,000 square metres across seven stages. 
Five lots have sold including one large lot to a local 
truck dealership. Selling prices have ranged between 
$90 per square metre for large lots and up to $143 
per square metre for smaller lots.  Trantara Court 
has seen further development of small factory 
warehouse properties although remains largely 
undeveloped. An example of the slow to move vacant 
industrial land market is the large lots located in 
Bushmaster Court which are yet to sell despite active 
marketing for a number of years. Industrial property 
in Golden Square remains tightly held.  

Mildura
Mildura’s industrial market has proven both stable 
and resilient, with little change to vacancy rates or 
yields in recent years. Having said this, there have 
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been relatively few sales in the past 18 months, 
particularly at the over $1 million price bracket. At 
this stage it appears 2016 will track the same way. 

Towards the end of last year we saw the sale of an 
industrial complex which comprised two separate 
properties and was leased by a large company 
(Best Bottlers). The combined sale price of $7.25 
million showed a yield of 9.42%. Another significant 
sale was that of a former agricultural machinery 
dealership that sold for the second time in as many 
years, this time for $2.3 million (the first sale was for 
$2.29 million in 2014). This vacant possession sale 
showed an analysed yield of 9%.

Demand for securely leased premises is still 
evident, however the majority of sales in 2015 were 
purchased by owners-occupiers looking to upsize, 
upgrade or move on from a previously leased 
property. 

The industrial sector in Mildura is underpinned by the 
transport industry. Mildura is located on several main 
transport routes and is a significant producer of wine 
and fresh fruits, all of which need to be transported 

to capital city markets or export ports.  While there 
is industrial land available in surrounding towns, 
most demand has been for sites and buildings within 
Mildura’s main industrial precinct.

While we do not expect to see growth in the local 
wine industry, there is currently significant new 
plantings of table grapes, almonds and citrus and this 
development is likely to underpin demand for related 
industrial services in the transport, refrigeration, 
machinery supplier and engineering services in 
coming years.
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Adelaide
The outlook for the industrial property sector in 
Adelaide for 2016 is not surprisingly grim. The impact 
of the previously high Australian dollar has filtered 
through the economy with major manufacturers 
ceasing to be competitive and forecast closures will 
have a negative impact on the local economy. 

The impact of economic conditions on the 
manufacturing sector is occurring at many levels 
but is typified by the planned 2017 closure of the 
GM Holden car manufacturing facility in Elizabeth. 
The impending closure is having a significant 
impact on industrial property values throughout 
the far north. The general negative sentiment and 
increasing vacancy is placing downward pressure 
on rents and upward pressure on yields. There 
have been several sales of economically obsolete 
manufacturing properties selling at or near land 
value with the improvements retained because better 
alternate uses are not yet viable in the market. It is 
anticipated that this will continue throughout 2016 
and potentially longer. 

The number of sales has fallen dramatically over 
the previous three years and sales within the past 
year have been spread somewhat evenly between 
the five main industrial precincts of the inner north, 
outer north, inner south, outer south and inner west. 
Smaller, owner-occupier groups remain active in the 
market for properties in the sub $5 million range 

and a lack of properties being offered for sale in the 
higher priced brackets has resulted in limited activity 
from larger buyer groups in the market.

Rents are reported to be stable within the inner 
south, outer south and outer north while rents within 
the inner north and west have risen with the logistics 
and transport sectors driving this demand. This is 
expected to continue for 2016. 

The yields are beginning to tighten 
for larger industrial properties 
where there are strong lease 
covenants in place. 
The limited availability of investment opportunities 
throughout South Australia and the high returns 
on offer within the industrial sector are beginning 
to generate some interest from syndicates and 
institutional investors active within the higher value 
market sectors, however the lease covenants need 
to be very attractive such as a long WALE to an 
established well regarded tenant.

In general, conditions within the industrial sector are 
set for a continuation of the past two to three years 
which is generally sideways movement.
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Brisbane
The current Brisbane industrial market is proving to 
buck trends with historic low yields. The investment 
market for prime industrial buildings is seeing 
historically low yields, in some instances below 7% 
while the secondary market continues to drift. Yields 
are continuing to sharpen with investors chasing a 
recognised tenant with long WALE term certain. This 
market has firmed to range from 6.5% to 7.5% - 
unprecedented in Brisbane. 

Conversely, the rental market is proving to be slow 
with longer lease up periods and higher incentives 
being offered to secure tenants. Agents are reporting 
that while there hasn’t been a dramatic drop in face 
rentals, the effective rentals are starting to lower. 
Deals are taking longer with most instances taking 
between six and 12 months. There is a distinct trend 
within the market to avoid secondary style (sheet 
metal and masonry block) buildings while prime 
concrete tilt panels (particularly new builds) are 
being highly sought after. Prime rentals range from 
$110 to $130 while secondary rentals range from $80 
to $100. 

Currently there are good opportunities for investors 
seeking secondary buildings with appropriate tenants 
to occupy. The owner-occupier market has stayed 
steady with some opportunity for buyers chasing 
smaller buildings. 

The investment market has never been so keen 
within the Brisbane industrial market which must be 
a red flag for investors, particularly with average to 
poor WALEs as tenants are chasing the new builds 
coming on in areas such as Redbank Plains, Larapinta 
and Narangba.  

Toowoomba
The Toowoomba industrial property market has 
experienced mixed conditions over the past year and 
activity is expected to be stable during 2016.

Industrial rents have remained relatively static with 
a slight reduction in leasing demand experienced. 
The decrease in demand has corresponded with the 
decline in activity in the nearby Surat Basin energy 
and mining sector during 2015 with no expectation 
this activity will ramp up in the short to medium term.

The supply of smaller vacant industrial lots in the 
western suburbs remains low, which has resulted 
in land values holding firm while remaining slightly 
below the market peak of 2007 and 2008. Sale 
prices for vacant land in other industrial locations 
have slowly rebounded since values declined in 2013 
when receivers lowered prices in the 7SD Industrial 
Park to clear their remaining stock. 

New industrial development has predominantly 
been restricted to the Charlton Wellcamp Industrial 
Precinct (located to the west of Toowoomba). 

This precinct is in close proximity to the existing 
Western Railway, the proposed Inland Railroad and 
the connection point between the existing Warrego 
Highway and the planned Toowoomba Bypass 
(construction set to commence in early 2016) which 
will also provide a link to the Gore Highway to the 
south. The precinct is primarily to provide larger 
scale end users, with a minimum lot size set at two 
hectares. Construction of the first land subdivision 
in the Charlton Wellcamp Industrial Precinct (known 
as Witmack Industry Park) has concluded with a 
number of design and construct projects within the 
estate also completed. Development of the Wellcamp 
Airport & Business Park has also commenced.  The 
airport opened in November 2014 and lots in the 
business park became available this year.

Demand in the Charlton Wellcamp industrial Precinct 
has been limited.  There have been few sales and 
asking rates of $120 to $125 per square metre for 
vacant land have not been supported.

Toowoomba remains a relatively stable and 
economically diverse market, however in the western 
corridor between Dalby and Roma, values are in 
decline due to the rapid reduction in activity in the 
coal seam gas sector as the industry transitions 
from construction to production. This area is likely 
to display considerable volatility throughout the year 
and a high degree of caution should be exercised.
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The low interest rates have resulted in a strong 
demand for industrial properties by investors. This 
has resulted in a firming of yields for fully leased 
properties, with some properties sold subject to 
long term leases even achieving sub 8% net yields. 
Analysed yields for vacant industrial properties have 
remained relatively static.

Preliminary construction of the Second Range 
Crossing has commenced with the expectation that 
this will create substantial opportunities for local 
business that may increase the need for industrial 
sites, albeit on a short-term basis.

Major recent industrial sales of note in Toowoomba 
include:

• 339 Anzac Avenue, Harristown – Sold for $6.2 
million (8.06% passing yield) – seven year lease to 
Wagner Group.

• Lot 11 Heinemann Transport Park, Wellcamp – Sold 
for $5.9 million (7.08% passing yield) – 14 year 
lease to Nu Farm.

Gold Coast
Construction activities across the Gold Coast 
may be the main engine revving up the growth 
of the industrial market. In the lead up to the 
Commonwealth Games in 2018, developers are 
building and proposing to build more residential 
estates and high rise apartments, Council has 

commenced construction of the first stage of 
the Cultural Centre and the State Government is 
constructing the Games Village and has given the 
green light for the second stage of the Gold Coast 
light rail. This has a flow on effect on the industrial 
market as demand for  construction materials and 
prefabrications inevitably results in an increasing 
demand for industrial floor space and open industrial 
yards. As construction activity is not expected to 
slow down this year, we would expect the current 
level of business confidence to continue, or even step 
up. Major development projects mooted by Chinese 
corporations as well as Australian prime movers like 
Mirvac, Stockland and Sunland, are expected to go 
full steam ahead in the coming years.

There was a recent report in the local media 
about the swag of residential and commercial 
developments proposed for the northern corridor 
from Helensvale to Ormeau.  The northern Gold 
Coast industrial region, namely the Yatala Enterprise 
Area encompassing the suburbs of Ormeau, Yatala 
and Stapylton, is expected to benefit the most.    

Significant sales of industrial properties in the 
northern end reported in the last quarter of 2015 
and first quarter of 2016 include a leased factory 
investment at Yatala Centra Park for $11.862 million 
and the failed Discount Factory Outlet in Eagleby 
for $12.5 million. The latter was designed to be a 
retail centre, however the buyer is reported to be 

the owner of Zarraffas, a home grown successful 
and expanding coffee roaster chain, currently with 
its main factory in Helensvale. It is likely to become 
a mixed use industrial and retail complex as the 
company plans to move its operations to the new 
property and develop a retail and food precinct in 
later years. Yatala will also gain a major investment 
from an American glass manufacturer, ACI Glass 
Packaging, that will be taking up a massive 30,000 
square metre facility at the corner of Pearson Road 
and Peachey Road near the new Empire Industrial 
Estate. 

Owner-occupiers continue to be 
the main driving force behind 
industrial sales below $3 million. 
A new factory of 1,750 square metres on Blanck 
Street, Motorway Business Park Stage 2, sold for 
$2.09 million while another vacant property at 
Gassman Drive, Access Business Park, sold for $2.25 
million. There is hearsay information about a possible 
investment sale in the same area for a price above $4 
million.

Developers are competing with end users for 
established industrial properties for sale in 
Molendinar and Arundel. A lack of new supply in 
past years coupled with a demand for new units 
is encouraging local developers to source for 

C
om

m
er

ci
al

Month in Review
April 2016



16

possible redevelopment sites in the traditional 
industrial precincts. However, there are end users 
who have found new uses for old industrial sheds 
considered by developers to be obsolete and good 
only for demolition. Several sheet metal industrial 
buildings in Molendinar purchased last year have 
been refurbished and made good by the new owners 
rather than replaced. Just recently, a large property 
of 1.5 hectares with two large metal sheds totalling 
6,250 square metres in floor area went under 
contract for $6.7 million. With a new tenant signing 
up to lease the entire property for about $500,000 
per year net, this investment would yield about 8% in 
return for the buyer.

Across the market, there was a 
steady stream of sales of small 
factories and strata industrial units 
from Yatala to Arundel, Molendinar 
in the central area down to the 
southern areas of Burleigh Heads 
and Tweed Heads. 
Many properties were bought by the tenants 
who decided to purchase the property they were 
renting, encouraged by low lending rates and their 
business growth. Compared to some years ago, small 

companies today seem to be able to afford larger 
units priced from $400,000 and above.   While new 
sales in the southern region were mostly between 
$220,000 and $420,000, most of the sales of 
industrial units in the other regions ranged in price 
from $300,000 to $860,000. Our analysis of the 
sales indicates that market yields are falling between 
5% and 6.5% for small units sold for less than 
$500,000 and in the higher range of 7% to 8% for 
larger units priced above $600,000. The selling price 
per square metre of lettable area has risen to the 
general level of $1,500 to $2,000. This higher level is 
a good sign for developers intending to return to the 
market after a hiatus in construction activity.

Despite the increase in market activity, the rental 
market remains competitive and rental levels 
continue to be stable. Investors should be cautious 
about buying empty buildings as it is not easy to 
prospect for good long term tenants in the present 
market conditions. Furthermore, outgoings are set 
to rise as the site values for ratings and land tax 
purpose have increased and will impact net earnings.   

Sunshine Coast
The Sunshine Coast industrial market is beginning to 
show signs of being a two paced market across the 
region.

We have an underlying oversupply issue in terms 
of vacant land predominantly in Bells Creek west 

of Caloundra, Coolum and to a lesser extent in 
Yandina and Noosaville.  This high level of oversupply 
equates to over five years of land based on historical 
consumption rates and has generally held back 
overall value levels in this market sector.

Over the past 12 months we have begun to see the 
more established areas of Caloundra, Kawana and 
Kunda Park improve in overall value levels with 
property becoming more tightly held in these areas.  
For smaller sub 300 square metre strata areas, value 
levels have improved by up to 20% over the past 
two years in these areas. This sector of the industrial 
market is underpinned by owner-occupiers and is 
typically targeted by the local construction industry.

We have also begun to see investors target this 
market for improved yields over similar quality retail 
type property on the Sunshine Coast. We have seen 
yields improve by up to 75 basis points over the past 
12 months for good quality holdings with strong lease 
covenants in place. Yields for good quality holdings 
with strong lease covenants and in the sub $3 million 
range are now circa 8% to 8.75% depending on 
location.

The State Government has also dropped its 
covenants around development in the Bells Creek 
Estate which has coincided with an increase in 
building activity.  A number of strata titled complexes 
have been constructed and sold off at rates up to 
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$2,000 per square metre for sub 200 square metre 
strata titled units in this area over the past six 
months. This represents a discount of up to 20% for 
similar holdings in Caloundra West and Kawana.

The lack of overall supply has 
seen some improvement in net 
rental rates across the Kunda 
Park, Kawana and Caloundra 
West precincts and this is likely to 
continue in 2016. 
Overall vacancy rates have fallen and the continued 
dominance in the market of these precincts indicates 
that demand will continue to be strong for these 
locations and therefore some further rental increases 
are likely.

However, overall increases in value levels and rental 
rates are considered to be limited due primarily to 
the underlying issue of land oversupply in 2016.

Bundaberg
Bundaberg has had a stable year with low sales 
activity and stagnant values. Optimism has improved 
with proposed infrastructure projects including the 
Knauf Plasterboard Plant.  This could result in an 
improved year for Bundaberg’s industrial market. 

The Wide Bay industrial markets are quite price 
sensitive with affordability in rental and sale prices a 
key contributing factor to a lease or sale.

Maryborough’s industrial land market is oversupplied 
which could present opportunities for some end 
users who could justify relocating in Maryborough 
with land priced at attractive levels on a regional 
comparative basis.

Gladstone
The industrial market in Gladstone remains volatile 
and there is significant uncertainty regarding the 
short-term direction of the market throughout 2016. 
With very little sales and leasing activity in 2015 and 
no signs to indicate a bottoming out of the market, 
it is likely that value and rental levels may continue 
to soften. Local agents are generally reporting very 
little enquiry for industrial property for either lease 
or sale and this is anticipated to continue throughout 
2016. Similar to the nearby Rockhampton market, 
we consider that most activity during 2016 is likely 
to be dominated by the owner-occupier market for 
lower price point properties, largely driven by the 
continued low interest rates.

Rockhampton
The industrial market in Rockhampton for 2016 
looks set to continue at the same trend as 2015, with 
relatively small amounts of investor activity and most 
of the demand driven by the owner-occupier market 

in the sub $1 million price range, largely driven by 
interest rates remaining at an all time low. 

We anticipate rental levels to remain steady, with  
continued expectation by tenants for incentives 
such as rent free periods. Rental levels for heavy 
duty, well located industrial workshops are likely 
to remain in the range of $130 to $150 gross per 
square metre, with rentals for smaller workshops and 
sheds generally falling in the $90 to $120 gross per 
square metre range depending on various factors. 
While the resources sector has weakened, there is 
stronger confidence in the cattle industry and we 
anticipate that some graziers throughout the central 
Queensland region may be looking to make some off 
farm investment purchases in the area. We anticipate 
that this may have the potential to tighten yields 
slightly in the sub $2.5 million range. However, with 
few key investment opportunities presently on the 
market, this is yet to be tested. We are aware of one 
industrial property currently under contract for $2.4 
million, purchased by a Central Queensland grazier. 
This is a speculative investment purchase and the 
building was vacant. 

Mackay
There is no denying that the industrial market in the 
Mackay area is doing it tough, however it’s not all bad 
news.

The industrial market is currently experiencing a 
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downturn due to a decline in the local economy which 
is largely reliant on the regional coal mining industry.  
The market is currently faced with an oversupply of 
properties for lease and for sale, low demand and 
weak sentiment. 

Market rents and property values are easing. Leasing 
up periods are becoming longer and incentives 
greater. The concern is that this market may not have 
reached the bottom of the current cycle.

Owner-occupiers are reasonably 
active in the market, however only 
up to value levels of the early $1 
million mark. 
Now for the positive news. Agents marketing some 
larger industrial assets in Paget are reporting strong 
interest from investors.  These assets are leased to 
ASX listed tenants, on long lease terms and comprise 
modern buildings with good depreciation benefits 
available. The current marketing campaign of the 
Blackwoods premises at 69-79 Diesel Drive, Paget is 
one example of a large asset that is attracting strong 
interest. If this property sells, it will be one of the 
highest valued investment sales in Mackay in recent 
years.   

Sales of vacant industrial lots were very quiet 
throughout 2015 and this has continued into 2016. 
There is limited demand for vacant land. Buyers in 
the market are opportunistic and are presenting 
offers which are well below the value levels achieved 
during the boom of 2011 and 2012.  The recent Annual 
Land Valuation Notices issued by the Valuer-General 
have seen some large decreases in site valuations 
applied.

Townsville
Activity in the industrial market picked up slightly 
throughout 2015 with a turnaround towards quality 
property offering strong investment returns with 
long term leases or national tenants.

The renewed interest seems to be driven by out of 
town investors seeking better returns compared 
to the overheated metro markets of Sydney and 
Melbourne.  The level of demand is considered to 
be directly commensurate with the strength of the 
lease profile with secondary properties experiencing 
limited interest, especially those with vacancies.

The owner-occupier market continues to tick over 
with most activity falling in the sub $1 million range.  
Low interest rates and softer prices have allowed 
businesses that previously leased property to take 
advantage of the current market environment to 
purchase.

The dichotomy between primary and secondary 
properties appears to be reflected in a widening 
gap yield with sub 8% yields for primary assets and 
secondary assets still over 9.5%.

The depressed mining and manufacturing sectors 
will continue to dictate the state of the Townsville 
industrial market during 2016. Quality properties 
offering strong investment returns with strong lease 
profiles should remain attractive to investors.

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

Improved industrial property sales also remain at 
levels well below the 2007 peak. Prices have been 
steady at around $1,400 to $1,500 per square metre 
for some time. Commercial agents advise limited 
availability of good quality stand alone warehouse 
stock with slow to reasonable demand for this type 
of premises. Strata titled industrial warehouses 
are also limited in numbers to either  sell or lease 
with similarly limited demand, however rents have 
recently begun to claw back some lost ground as the 
economy has slowly improved. 
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Industrial property sales in Cairns

The vacant industrial land sale market is quiet with 
limited sales activity. Vacant industrial land sales 
have reduced from an average of 40 sales per annum 
during 2004 to 2008 to an average of six sales per 
annum for 2011 to 2015. The median vacant industrial 
land price in Cairns peaked at $295 per square 
metre in 2008 and 2009, but has been around $200 
to $250 per square metre for sales over the past 
five years. Our overall assessment is that industrial 
land is adequately supplied for foreseeable levels of 
demand.

Vacant industrial land sales in Cairns

There is limited quality investment stock available 
for purchase in the Cairns market. This will tend 
to support values for well leased properties over 
the short to medium term. The market has been 
gradually consolidating over the past 12 to 18 months 
and the immediate outlook is for stable conditions. 
A lack of new stock should see availability tighten 
as we move through 2016. A recovery in the vacant 
industrial land market in Cairns will continue to 
depend on more widespread recovery in the local 
economy.
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Darwin
Of all the Darwin property markets, the industrial 
sector showed the most resilience throughout 2015, 
however by the end of the year it had plumbed to 
similar depths as other markets and 2016 to date has 
not seen any real improvement.

Even after completion of the construction phase 
of Inpex, there will be a certain level of demand for 
industrial accommodation to enable maintenance of 
the plant, especially during shutdowns.

Despite this, we expect the market for industrial 
property to remain fairly subdued throughout 2016.  
There has been a good growth in supply, especially of 
smaller scale industrial units and the market will take 
some time to absorb all of these.

A further constraint on price growth is the supply 
of available industrial land.  There is probably more 
choice of industrial estates now than at any other 
time in Darwin’s history.  Competition between 
these various estates should see land vales remain 
relatively static for the foreseeable future.

Development of this land supply will depend on the 
cost of building and the rent or sale prices received 
for the finished product.  Historically, it has been very 
difficult to design a viable industrial project in Darwin 
due to high building costs and static values for rents.  
Until this gap is breached, we expect to see only a 
modest number of new industrial developments in 
Darwin.
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Perth
Broadly speaking, there has been a softening in 
conditions across all industrial asset types in Perth 
and reduced interest overall in this type of property.

In the 12 months to December 2015, 54 industrial 
properties above $1 million in value were sold, down 
from the previous 12 months total of 71 and down on 
the five year average of 124.

There have been a number of transactions during 
the past 12 months that have put sale and leaseback 
activity in the spotlight. As a trend, it certainly has 
been increasing in Perth. Typically, we are seeing it 
emerge only in assets above $20 million and where 
an agreement for a long lease can be achieved with 
a vendor that has a solid business track record. In 
August, Charter Hall acquired 170 Railway Parade, 
Bassendean in Perth’s eastern precinct on a sale 
and leaseback arrangement with mining and 
manufacturing services group, Bradken, for $32.78 
million on a passing yield of 8.5%. Bradken will lease 
back the 31,000 square metre facility on a 15 year 
lease. In September, a local syndicate acquired Lot 6 
Leath Road, Naval Base for $21.5 million on a passing 
yield of 8.95%. The property sold with a seven 
year leaseback to Steel Mains Pty Ltd (Pentair). In 
October, Investec Australia Property Fund acquired 
54 Miguel Road, Bibra Lake from CTI Logistics for 
$26 million on an equated market yield of 7.94%. 
The 40,824 square metre property, which includes 

an office warehouse facility of some 22,358 square 
metres, sold with a 12 year leaseback to CTI Logistics.

While transactions are still occurring there is likely 
to be some adjustment in vendors’ expectations 
throughout the remainder of 2016, especially in light 
of the downturn in the resource sector.

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

Industrial vacancies are becoming an increased risk 
and particular emphasis must be placed on tenant 
risk in considering any acquisition.

The second half of 2015 saw an improvement in 
tenant enquiry, underpinned by occupier demand 
for existing industrial facilities in the prime industrial 
precincts, Kewdale, Welshpool and Canning Vale 
in particular. While pre-commitment transactional 
activity dominated the end of 2014 through to the 
first quarter of 2015, there was a clear divergence 
towards leasing existing facilities during the last two 
quarters of 2015. 

Businesses are using the current market malaise as 
an opportunity to upgrade or relocate to alternative, 
often larger, industrial spaces that better suit their 
long term business needs. As tenants have relocated 
this has also created backfill opportunity

in properties which have previously been tightly held 
for many years.

The transport and logistics sector, which includes 
warehouse distribution and logistics facilities, 
accounted for around 38% of reported leasing 
volumes by square metre during the past 12 months. 
This was followed closely by manufacturing and 
engineering and construction, mining and agriculture 
occupiers.

Prime industrial capital values as 
at December 2015 are estimated 
to range from $900 to $1,375 
per square metre for buildings 
in the north and between $750 
and $1,300 per square metre for 
buildings in the south. 
Average capital values for properties in the north are 
$1,125 per square metre, a 10% fall over the year. 

Secondary industrial capital values as at December 
2015 are estimated to range from $600 to $1,100 per 
square metre for buildings in the north and between 
$500 and $1,025 per square metre for buildings in 
the south. Average capital values for properties in 
the north are $830 per square metre, an 11% fall over 
the year. 
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Prime industrial yields as at December 2015 are 
estimated to range between 7.25% and 8.5% in the 
north and between 7.25% and 8.75% in the south. 
Although institutional investors accounted for around 
29% of properties sold, there was a relatively even 
split between the other buyer profiles during the past 
12 months. Mostly, this was underpinned by activity in 
the second half of the year.

There remains strong interest in high quality blue 
chip industrial investment assets and given the scale 
of the assets currently being presented, interest 
will be high. This should carry through the first two 
quarters of 2016 and as we’ve also seen in the past 12 
months will potentially see further sale and leaseback 
activity. Pre-commitment leasing still dominated 
overall prime activity over the past 12 months, mostly 
due to the size of the facilities being built. The trend 
has mostly been within emerging industrial precincts 
where land has been in greater abundance, such as 
Hazelmere and Jandakot Airport. Although many of 
these projects are now nearing completion, activity 
could pick up in the first half of 2016 as non-mining 
sectors start to reposition themselves in response 
to less volatility in the exchange rate and an 
improvement in domestic investment.
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Overview
The inner suburbs always get plenty of press, but 
options lay beyond the hipster belt. Fringe suburbs 
preset an affordable way into the market, and 
as long as you choose a prospect with the right 
fundamentals, you can expect your holding to show 
good long term growth.

This month, our offices give you a summary of the 
fringe suburbs worth a second look. It’s local know 
how on these low profile areas so you can take 
advantage.

Sydney
Given the growth in values achieved in the Sydney 
metropolitan area of late, the metamorphosis of 
older suburbs into modern living spaces that have 
been driven by location and buyer demand have 
changed the faces of many for the better.  This 
month we have predominantly focused on suburbs 
within 20 to 25 kilometres of the CBD as the primary 
location for this shift.  

Sydney South 
Starting with the southern end of Sydney, we have 
seen Engadine and Kirrawee in the Sutherland Shire 
as two of the standout performers with significant 
growth and redevelopment changing these areas.

The buzz has mainly come from the affordable price 
point for first home buyers and upsizers. In addition, 

the rezoning for duplexes and new unit complexes 
has created an increase in current DA applications.

The Engadine shopping precinct has expanded over 
the past decade with the big three supermarket 
chains along with a number of restaurants and cafes 
drawing people to the suburb.

Engadine is seen as ideal for buyers wanting to live 
within one of the few regions in Sydney bounded by 
national parks, close to Sydney’s southern beaches 
and with direct access to the CBD which is less than 
50 minutes by train. The next five to ten years in 
Engadine will see more development of high density 
units and duplex style dwellings. Engadine has seen 
median house prices increase from $600,000 in 
December 2012 to $885,000 in February 2016 with 
unit median prices increasing from $415,000 to 
$617,500 over this time period (source: realestate.
com.au).

On a larger scale Kirrawee is seeing huge 
redevelopment with a new $8.5 million hotel 
development on a site on the Princes Highway 
which was once home to a service station and motor 
mechanic. The new hotel will be almost opposite the 
Brick Pit site which sits at the junction of the existing 
retail strip, industrial factories and residential 
development, only 200 meters from Kirrawee train 
station. This site, approved for approximately 750 

residential apartments between six and 14 storeys 
with a large commercial and retail presence will be 
constructed at a cost of approximately $500 million.

A similar large scale development is already under 
construction at Woolooware Bay which neighbours 
the Cronulla Sharks Football Stadium. The former 
car park and playing fields will be transformed 
into approximately 600 apartments with resort-
like facilities including pools, spas, massage room, 
rooftop theatre and BBQ area set amongst lush 
gardens. There will be a retail, cafe and dining 
precinct, with the entire development adjoining 
foreshore parklands. 

Sydney East
Double Bay in Sydney’s eastern suburbs, has been 
revitalised over the past two to three years brought 
on by a much needed face lift of the commercial 
and retail precinct transforming into a vibrant 
commercial hub.

The recent redevelopment includes new retail shops, 
Woolworths supermarket and other grocery stores, 
cafes, restaurants and speciality shops. It also 
includes the recently completed 2,300 square metre 
Double Bay Library, giving residents access to state-
of-the-art facilities and 442 public parking spaces. 

Other major changes include the redevelopment 
of The Intercontinental Hotel, formerly the Ritz-
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Carlton and the increased nightlife with various 
new restaurants, bars and nightclubs which is 
attracting the younger generation to the area. Night 
time venues have seen increased crowds since the 
lockouts in Kings Cross and the CBD which might not 
be seen as a great result for some, but is still creating 
a buzz around the area.

Double Bay’s central location with direct access to 
ferry services and the harbour, Edgecliff train station 
and new shopping and commercial precincts has 
brought back to life its reputation. In five to ten years 
Double Bay will still be a high demand suburb with 
potential for more medium density developments to 
increase its popularity. 

As throughout its history, Double Bay isn’t the 
cheapest place to live with the medium house price 
being $3,185,500 as at February 2016 up from 
$2.405 million in December 2012. The average unit 
price was $1.250 million as at February 2016 up from 
$765,000 in December 2012 (source: realestate.com.
au). 

Double Bay’s new shopping precinct

Sydney Inner West 
Dulwich Hill is a suburb in the inner west of Sydney 
approximately 7.5 kilometres south-west of the 
Sydney CBD, which has gone through significant 
changes over the past few years.

In the 1990s many shops were vacant, but in 
recent years more shops are tenanted with thriving 
businesses helping to promote the café culture. Cafés 
and restaurants have become increasingly popular as 
the suburb becomes gentrified. Marrickville Council 
upgraded the shopping strip in the early 2000s, 
enhancing the look and character of the area. There 
has been increasing numbers of young professionals 
moving to the area over recent times due to its close 
proximity to the already gentrified areas of Newtown, 
Enmore and Erskineville. Dulwich Hill has also been 
boosted by the recent introduction of light rail.

The proposed Sydenham to Bankstown Urban 
Renewal Corridor will see the introduction of a 20 
year plan to provide thousands of new dwellings 
along the current rail corridor and peak hour trains 
to the city every four minutes. Re-zoning will allow 
many medium-rise complexes and shop-tops within 
close proximity of the rail corridor including in the 
suburbs of Dulwich Hill, Marrickville and Hurlstone 
Park. Current parks and open spaces are proposed to 
be improved as well as enhancements to walking and 
cycling tracks.

Dulwich Hill’s medium house price was $1.348 million 
as at February 2016, up from $850,000 in December 
2012. The average unit price was $650,000 as at 
February 2016, up from $477,750 in December 2012 
(source: realestate.com.au).

Sydney Inner South
The inner south area of Sydney in a line from Botany 
through to Waterloo has seen the transformation of 
a number of old run down industrial neighbourhoods 
into modern high density residential neighbourhoods.  
Suburbs such as Botany, Mascot, Rosebery, 
Beaconsfield, Zetland, Alexandria, Erskineville and 
Waterloo have also seen a significant number of 
large residential unit complexes constructed over 
the past ten to 15 years.  This is set to continue with 
the precincts around Mascot and particularly Green 
Square railway stations to undergo significant retail 
and residential development over the coming decade.

Green Square is approximately 3.5 kilometres from 
the city centre and four kilometres from the airport 
and the development of this precinct will take it from 
its industrial past to a new style of high density living 
linked to shops, parks, gardens, entertainment and 
bike and walking routes. At the heart of the Green 
Square development is the new town centre, a major 
new residential, retail and cultural hub along with 
improved infrastructure and community facilities 
including a new library and plaza, aquatic centre, 
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parks and open spaces, public art, a child care centre 
and community creative hub. It will eventually have 
30,500 new dwellings including about 10,000 now 
under construction (source: www.cityofsydney.nsw.
gov.au).

As discussed the bywords for many of these inner 
suburbs have been lifestyle options with a café 
culture.  As buyer profiles have changed and medium 
density options fit both the purse strings and location 
options, the appeal of an inner suburb unit close to 
transport with minimal maintenance appears to be 
a primary driver for the regentrification of many 
suburbs. Given this change we do not see the appeal 
of these suburbs lessening over time.

Canberra
The fringe property market of Canberra has 
undergone significant development within the past 
24 months. The once greenfield sites on the fringes 
of the city are now being developed into well planned 
and flourishing suburbs providing opportunity for 
owner-occupiers, investors and government housing 
alike.

The Gungahlin district near the ACT and NSW 
border is considered a fringe location by many 
locals due to its relatively new development and 
up until 2010 consisted of only five suburbs which 
were developed in the mid 1990s.  Gungahlin is 
now a thriving area with half a dozen new suburbs 

emerging in the past five years. One of the newest 
suburbs to be developed is Moncrieff which is still 
under construction.  Local demand for vacant land 
in Moncrieff was so high that 77 residential blocks 
were sold within three minutes and many potential 
purchasers missed out. The average price of a vacant 
land in Moncrieff was $280,000.

Naturally one of the factors causing such high 
demand in the fringe areas is the high prices being 
achieved in areas closer to the CBD. In the past 24 
months we have seen a massive hike in prices for 
older stock within the Inner north and inner south 
precincts. For example buyers have been purchasing 
older dated homes for $700,000 plus and then 
knocking them down in order to build a more modern 
custom designed home which essentially means they 
are paying $700,000 just for land. For entry level 
buyers it is hard to compete in these areas therefore 
they have ventured to areas such as Gungahlin which 
allows them to buy vacant blocks and build their 
dream homes at a much more affordable price.

Gungahlin is tipped for strong growth in the next 
decade with the first stage of the light rail designed 
to cater to the Gungahlin region and due to be 
complete by 2020. With transport being a key 
factor in the success of a fringe area the long-term 
expectations for Gungahlin are strong in relation to 
other fringe areas in Canberra.

Illawarra
In the Illawarra, fringe areas tend not to be too far 
from the main centres of Wollongong, Shellharbour 
and Kiama. These include Cringila, Port Kembla, 
Unanderra and Dapto, Barrack Heights and Lake 
Illawarra.  While seen as fringe areas, they still 
command strong prices and below $400,000 is now 
rare.

In Shoalhaven the fringe areas are essentially the 
small coastal towns based around Nowra.  These 
include Shoalhaven Heads, Culburra and Callala 
Beaches, Greenwell Point, Sanctuary Point, St 
Georges Basin and Sussex Inlet. All have local shops, 
local services, parks and schools, but do miss out 
on high street shops, discount departments stores, 
modern conveniences and good public transport.  
Most of all they lack a deep job pool.  Typically there 
is a commute to jobs in the larger towns for these 
services and employment opportunities (usually a 
20 to 60 minute drive). Real estate prices reflect 
this lack of services but can be somewhat buoyed by 
tourism and out of area buyers seeking that holiday 
house dream.

Buy in prices in the Shoalhaven fringe areas are 
typically around $250,000 in Nowra for which you 
will pick up a 50 year old 3-bedroom fibro in fair 
condition perhaps with a single garage.  Rents are in 
the order of 5% to 6% of purchase price per annum 
in the lower levels. 
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In the Illawarra region the entry level market is 
limited at the sub $450,000 price point to older 
style houses in southern suburbs such as Unanderra, 
Cringila, Berkeley, Warrawong, Dapto, Warilla, Mount 
Warrigal and Barrack Heights.  These will generally 
be 1950s to 1960s brick or fibro 2- and 3-bedroom 
dwellings in fair condition and without major updates.  

Look for those closer to the beach 
where better long term capital 
growth is achievable. 
Rental returns will be around 5% gross. Cringila, 
close to the steelworks, is generally priced under 
$350,000, but long term capital growth is likely to be 
pegged back due to location. 

For units, our pick in the lower price range fringe CBD 
areas are 1- and 2-bedroom units close to the CBD in 
West Wollongong and Keiraville. These will be older 
1960s to 1970s walk up style units generally with 
off street or single car parking. Stock is running out 
though in the sub $350,000 market. To the northern 
fringe, Corrimal and Fairy Meadow still have units 
under $350,000 and are well located near shops and 
transport routes.

The market in these areas is dictated by the other 
more valuable sectors and therefore over time the 
prices will move with these, whether up or down.  In 
our experience these areas are the last to have price 

rises in any period of uplift and generally the last to 
see a fall.  

Interestingly the Wollongong area overall may be 
viewed as a separate fringe area for Sydney, a 45 
minute drive to the north.  As discussed in previous 
issues, prices here have been tremendously boosted 
in the past two years by the unprecedented growth in 
the general Sydney metropolitan area. Helensburgh 
to the north of the Illawarra is a fringe Sydney 
location, with good rail and road links to the CBD and 
Parramatta.  In recent years we have seen market 
values increase as buyers in the southern parts of 
Sydney are priced out.

As in all markets there must be base product to buy 
and demand dictates where this is. As mentioned 
above the main drivers for stronger prices in the 
real estate sector are jobs, accessibility to public 
transport and public services availability.  Easy to say 
but get these right and the rest will follow.

Southern Highlands  and Tablelands 
The Southern Highlands residential property market 
has been increasing in both volume and price activity 
since late 2014. We saw a noticeable increase in 
activity by investors in 2015. The Highlands property 
market is heavily influenced by the Sydney property 
market, with many buyers relocating from Sydney 
to the region. Now that Sydney has slowed and 
softened, the Highlands is also anticipated to slow. 

The fringe suburbs in the Southern Highlands are 
essentially the villages removed from the three 
major towns of Bowral, Mittagong and Moss Vale and 
include villages such as Robertson, Bundanoon, Colo 
Vale and Hill Top. Most of these fringe suburbs have 
local shops, parks and schools, but are lacking in the 
larger supermarkets that the three main Highlands 
towns feature. Residents of the fringe suburbs will 
drive to the larger towns for these services (usually 
a 10 to 20 minute drive). When compared to the main 
centres, the fringe suburbs offer better value for 
money. The market in the fringe suburbs has been 
strong. Prices have increased circa 10% to 15% over 
the past year and a half, which is in line with the 
growth of the majority of our regional market. 

We have seen some new residential subdivisions 
emerge in Bundanoon and Colo Vale. Vacant land 
sales have been snapped up. Rent levels in the 
smaller villages have also increased. Our prediction 
for the medium to long term is for a steady to 
increasing trend overall, in line with the overall 
market movements for the region.

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 are 
similar trends evident in the Tablelands, with good 
land sales and new home construction activity in the 
new and modern residential estates on the fringe of 
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Goulburn, including the Belmore, Merino Country and 
Mistful Park estates. 

Goulburn can be viewed as a fringe suburb of 
Canberra. Being more affordable, some Goulburn 
residents commute to Canberra. Goulburn also offers 
affordable investment properties for the Sydney 
investor. The smaller villages and townships of the 
Tablelands could also be viewed as fringe suburbs of 
the larger towns, Goulburn and Canberra. Villages 
like Crookwell are steady. The outlook is a steady to 
slightly increasing trend.

Newcastle
As Australia’s seventh largest city, Newcastle has 
many fringe residential options for the savvy buyer 
or investor.

With positive capital growth and increasing values of 
inner city residential properties, Newcastle’s outer 
fringe suburbs including Fletcher and Cameron Park 
have provided investors with improved contemporary 
options and value for money. 

For example, a contemporary 4-bedroom and 
2-garage dwelling on 600 square metres of land 
in Fletcher may be found for around $550,000, 
however a dwelling with similar features in the inner 
suburbs of Newcastle may sell for $800,000 plus.  
As a result, anecdotal evidence is showing that more 
families are choosing to live in fringe suburbs where 

families will enjoy more space, while dwelling capital 
growth in suburbs such as Fletcher has also been in 
positive territory for three consecutive years (2013 
to 2015).  

Unlike Australia’s larger cities, traffic in Newcastle 
is rarely problematic and subsequently, suburbs 
on the Newcastle city fringe allow commuters easy 
access to CBD based careers, services and social 
activities. A trip from Newcastle’s fringe suburbs to 
the Newcastle CBD may only take 20 minutes, as 
opposed to Australia’s larger capitals where a similar 
journey could take at least an hour.

According to the New South Wales Department 
of Planning and Environment’s Demographics 
Unit, in 2011 there were 70,750 existing residential 
dwellings in the Newcastle LGA and 84,150 in the 
Lake Macquarie LGA. By 2031 this is projected to 
grow by 24.5% to 88,050 in the Newcastle LGA and 
15.3% to 97,000 in the Lake Macquarie LGA. Many 
of these dwellings will be built in the fringe suburbs 
of Newcastle where land will continue to be made 
available for a growing population. 

Newcastle’s fringe suburb investments of good 
quality residential assets will provide sound 
investments over the long term provided access to 
the CBD and Newcastle’s service industry remain 
straightforward and Newcastle’s population 
continues to grow.

NSW Mid North Coast
For our review of affordable living in the outer 
suburbs, we have focused on the largest regional 
town on the Mid North Coast, Port Macquarie, as well 
as some of the surrounding smaller towns.

Port Macquarie’s growth over the past twelve 
months has been the strongest on the Mid North 
Coast during the past five years and while the fringe 
suburbs have shown increases in value over that 
time, their rate of increase has been behind that of 
established residential areas within the township.  
This has created greater choice for buyers. For 
similar value, buyers can purchase an older dated 
dwelling close to town or they can move to the outer 
suburbs and purchase or build a new dwelling.

The town continues to grow and we are seeing rapid 
growth in these fringe areas as new services are 
being provided, including a private school, a new 
university and shopping centres. 

At present the outer or western fringes of Port 
Macquarie comprise the expanding suburbs of 
Sovereign Hills, Brierley Hill and Ascott Park. These 
have all seen major growth over the past 12 months 
in new lot registration and in the approval and 
construction of new dwellings. Median land prices in 
these estates are around $195,000 (Sovereign Hills) 
to $240,000 (Brierley Hill and Ascott Park). 
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With the increase in services and popularity of these 
western localities, we have also noticed an increase 
in rental returns. Brierley Hill has seen good rental 
returns due to its local shopping facilities, private 
school, hospital and current and future student influx 
for the new Charles Sturt University still partly under 
construction.

Subdivision growth in the smaller towns includes 
Wauchope’s Glenview Park and Timbertown Estates, 
which have also seen good sales over the past 12 
months with land prices ranging from $155,000 to 
$200,000 for larger lots.  Located only 20 minutes 
west of Port Macquarie, the town has seen interest 
from families looking for a modern estate with 
moderate pricing yet close to facilities.

To the south, Caterina Estate at Lake Cathie is now 
under construction. This beachside estate will include 
a village centre as well as residential lots. Vacant 
land prices range from $300,000 to $400,000 with 
over 1,200 lots to be released over three stages. This 
estate will appeal to the prosperous buyer or retiree 
who just loves the location. 

Sales of new dwellings are higher than previous 
years, with land values increasing in each new stage. 
Hasting Port Macquarie Council figures show the 
last financial year had a 40% increase in residential 
building approvals from the previous year. This 

financial year is on track to achieve a similar number 
of approvals as last year.

Generally, the present outer suburbs are developing 
rapidly and the increased building activity has 
helped fuel the local building industry and the area’s 
economy as a whole. We also note that the slowing of 
the Sydney market has not affected property prices 
or sale rates within Port Macquarie and agents are 
continuing to report a lack of stock and short selling 
periods. 

NSW Central Coast
Due to its location just north of the Sydney 
metropolitan area and the good transport corridor 
and services between them, some may be calling the 
Central Coast region a fringe location of Sydney. The 
people of the Central Coast would of course, object 
to this reference.

When discussing fringe localities on the coast, we 
can think of those areas on the western side of the 
M1 Motorway. These are mostly rural areas with 
generally limited services. 

We are finding these areas interesting at present as 
the rising prices in the Sydney market have opened 
the symbolic door to these areas with Sydneysiders 
discovering the good buying to be had. A noticeable 
level of activity has been seen since mid 2015 and 
demand is quite good. We have recently looked at 

more properties in these areas over the past year 
than we have over the previous five years.

This includes areas such as Calga, Mount White, 
Peats Ridge and Somersby which are close and 
handy to the M1 Motorway and Mangrove Mountain, 
Bucketty and Kulnura being that little bit further 
out but no less popular. We have seen a renovated 
dwelling on 16 hectares sell recently for just over $1.7 
million. This is towards the upper end of the value 
range with numerous other properties available 
closer to or below the $1 million mark. Rental returns 
are not that great – expect around 3% to 4% -  but it 
must remembered that these are lifestyle properties.

Another thing to remember with 
these locations is that traditionally, 
they don’t enjoy the same value 
increases seen closer in. In fact it 
could be argued that they only see 
rises every second cycle.  
As we move further north, renewed interest has 
been shown within selected parts of the Dooralong 
and Yarramalong Valley areas. These are beautiful 
locations and well worth a close look.  Another fringe 
location is Jilliby which adjoins the M1 Motorway. 
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Strangely enough, Jilliby has been a bit quiet lately 
and we expect its popularity to be on the rise shortly.  

Close to the Gosford CBD but considered by many 
as being on the fringe are the suburbs of Niagara 
Park, Narara and Wyoming. As a result of the 
market increasing, these areas have grown in 
popularity with a recent purchase seen of a very tidy 
3-bedroom family home purchased at Narara in the 
mid $500,000 mark – a very good buy by today’s 
standards. These are areas that have lacked the 
popularity enjoyed by the beachside suburbs and as 
new owners move in and gentrification occurs, they 
may well prove a smart buy as we move forward. Tip: 
take a good look at the Wyoming area.

Rental returns in these areas have 
hovered around the 5% to 6% 
mark.   
Further north, we think of Chain Valley Bay, 
Gwandalan and Summerland Point as fringe 
locations. Popular with retirees and the budget 
constrained, these areas have also enjoyed the 
benefit of the rising market and it is our hope they 
continue to do so. They are great family locations 
with sound community support and good access to 
Lake Macquarie. Grab the fishing rod or water skis 
and inboard - take a look at these ones.

Rental returns for investors are pretty good in these 
areas at around the 5% mark generally and we 
think the prospects are also good in terms of values 
increasing.

Back to the southern end, there are also a number of 
locations along the coastal strip that have enjoyed 
continued popularity with Sydney based owners as 
their choice of location for weekenders. These areas 
include MacMasters Beach, Killcare, Hardys Bay, 
Pretty Beach, Wagstaffe and Pearl Beach. So as not 
to offend, we are being respectful of these people 
and will refer to these areas as quaint or out of the 
way suburbs, rather than fringe locations. 

Whatever the term, they fit the criteria inasmuch 
that they are away from the hustle and bustle of the 
busy Central Coast life with privacy, plenty of trees, a 
beach close by and a good café - de rigueur to entice 
investment here. Imaginative house name plates or 
faux rustic signs abound in these locations with The 
Shack and Beach House popular choices and others 
reminiscent of European resort spots often attached 
to them. 

Mind your step though and think big values, not so 
big returns (excluding holiday rentals) and values 
fluctuating according to economic sentiment rather 
than traditional supply and demand for these areas 
– it’s about quality, refinement and having friends 
around in these locations. 

Lismore
For this month’s topic of affordability and fringe 
dwellers, we have focused on the North Coast 
regional township of Lismore. Given the relatively 
small size of the regional centre (Lismore City), there 
is not a discernible fringe suburb element.

However, in regard to affordability, the older suburbs 
of North and South Lismore on the (curiously) 
western side of the river fit the bill. These particular 
suburbs are well known in recent history as being 
flood prone and have been subject to some intense 
debate following the construction of the levee 
designed to protect the Lismore CBD from nuisance 
floods i.e. below a one in ten year flood event. Cold 
comfort if a bigger flood signals its arrival… and 
North and South Lismore usually cop it.

The price levels and rental levels are therefore 
traditionally lower than the other suburbs of Girards 
Hill, East Lismore, Lismore Central, Lismore Heights 
and Goonellabah.

However, North and South Lismore are not bereft of 
services with local schooling nearby, a small retail 
strip with food outlets, bakeries and a pharmacy and 
its fair share of liquid refreshment from the various 
taverns and hotels located in this area.

A typical North or South Lismore home is generally 
well elevated (to escape those nasty flood waters) 
which in turn provides ample car-parking space and 
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storage underneath. As a result of the estimated 
height of 12.4 to 12.6 metres according to the 
Australian Height Datum for a so-called one in 
one hundred year flood event, any new residential 
development requires a minimum habitable floor 
height 500 millimetres above this level. The main 
habitable floor would therefore be expected to be a 
neck craning 2.5 to three metres above ground level.

This applies to new development. However, most of 
the houses in North and South Lismore were built 
circa 1920 to 1940 when such fastidious building 
regulations were not in place.

Therein lies the sting in the tail.  Generally most 
houses with a habitable floor level below the 
estimated one in one hundred year flood event level 
could experience a lot of difficulty in securing lender 
finance, unless the intending owner or purchaser can 
provide a much higher equity injection i.e. below the 
standard 80% LVR. Then there is the tricky issue 
of insurance premiums which have soared in recent 
years for flood insurance.

These aspects have an impact on the overall price 
level for properties in North and South Lismore, but 
not as much as you would expect.

There was a time when purchasing a property in 
these areas would have a figure south of $150,000. 
Today, well presented and renovated homes with a 
floor level above the one in one hundred year flood 

event can attract sale prices greater than $300,000 
with rental levels of $300 per week plus for 3- to 4- 
bedroom and 2-bathroom homes.

Generally the median price level ranges from 
$230,000 to $250,000 with typical rents in the 
region of $250 to $280 per week for a 3-bedroom, 
1-bathroom home.

Just as the other suburbs in Lismore City have 
improved over the past 12 years, so to have the 
northern and southern Lismore regions.

Currently, the North and South Lismore residential 
markets are relatively stable with no records being 
broken or set, just like the other suburbs in Lismore 
City. 

However, beware the precipitous beast known as 
the Northern Rivers flood rains and often the faded 
memories of 1954 and 1974 will come rushing to the 
fore. Nary has a Lismorean forgotten those times 
of flood and debris. A bout of that may put a dent in 
the value of homes on the North and South Lismore 
lowlands. Let’s hope not.

Coffs Coast Region
The Coffs Coast is made up of several small coastal 
and rural townships located at varying distances 
from the major centre of Coffs Harbour. A high 
proportion of the population would be considered 
fringe dwellers being within commuting distance of 

Coffs Harbour for work and major facilities including 
tertiary education, airport and medical facilities. 
When considering the fringe dweller, a travelling time 
of around 30 to 60 minutes from Coffs Harbour is 
assumed, which would be considered standard travel 
time to work in most major metropolitan areas. 

North of Coffs Harbour, this time criteria would see 
you reach the more traditional beachside locations 
of Arrawarra, Arrawarra Headland, Mullaway and 
Corindi Beach (30 to 35 minutes). Traditionally these 
areas have been popular due to the small community 
feel, beach access and proximity to good facilities 
at Woolgoolga to the south. Entry level prices start 
at $300,000 for basic 3-bedroom cottages and 
extended upwards of $1 million for prime headland 
locations. Corindi Beach is the cheapest of these 
localities with recent vacant land sales in the 
$160,000 to $200,000 price range for 600 to 800 
square metre sites. House prices start at around 
$300,000 with average prices around $400,000 and 
rental returns around $400 per week. Further north 
(40 minutes) is the sleepy fisherman’s village of Red 
Rock where there are basic corner store facilities 
and a bowls club, traditionally developed as weekend 
style accommodation popular with rural land owners.  
Entry level is around $275,000 for very basic 
accommodation with average prices in the $350,000 
to $400,000 range. Due to the more distant location 
and lack of facilities, rental returns are low and not 
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the reason one would purchase in this area. Capital 
appreciation has been steady over recent years 
although can be very slow during times of economic 
downturn. 

From here, a further 15 minutes drive will place you 
in the rural localities of Dirty Creek, Kungula and 
Halfway Creek. These areas are midway between 
Coffs Harbour and Grafton and are typically scrubby 
country with land sizes ranging from 4,000 square 
metres to 200 hectares. Entry level for small acreage 
sites with no building can be as low as $25,000 
or around $100,000 for sites with basic weekend 
accommodation. Typically these are rural lifestyle 
location with minimal market movement and low 
rental returns.

To the north west of Coffs Harbour, dotted along the 
Orara Way (the back road to Grafton) are several 
rural townships such as Coramba, Nanna Glen and 
Glenreagh which provide cheap housing options 
in small communities within commuting distance. 
Prices for modest 3-bedroom homes start around 
$250,000, however these areas do not have high 
rental returns and generally show slow capital 
growth.   

Moving south of Coffs Harbour the townships of 
Urunga, Valla Beach and Nambucca Heads are 
within a 45 minute drive which is soon to be reduced 
with the opening of the Pacific Motorway upgrade 

(Urunga Bypass) at the end of 2016. These areas 
have seen recent increases in rental returns and 
capital growth as part of the highway upgrade work 
currently being undertaken. Urunga (20 minute 
drive) is popular with the retiree market due to its 
reasonable facilities, good water and beach access 
and proximity to Coffs Harbour. Entry level is 
$300,000 to $350,000 with average house prices 
between $400,000 and $425,000. Expected rental 
return for the average 3-bedroom home is $350 
per week. Valla Beach which is 10 minutes further 
south has become an extremely popular beachside 
locality with recent land releases for a standard 600 
to 800 square metre site ranging from $165,000 to 
$200,000. Entry level for basic older style cottages 
is $350,00 to $375,000 with prices rising to around 
$750,000. Rental returns have recently increased 
due to the influx of road workers, plus we have 
seen capital growth in the order of 5% to 10% over 
the past 12 months. The cheapest or best value for 
money locality is Nambucca Heads which lies 45 
minutes south of Coffs Harbour. Being a low socio 
economic locality, Nambucca Heads has traditionally 
seen little capital growth over the past five to seven 
years, however like Urunga and Valla Beach has 
experienced increases in rental returns and market 
activity due to the Pacific Motorway upgrade.  
Nambucca offers good lifestyle opportunities with 
quality beaches and waterways and school and 
shopping facilities. Entry price is around $250,000 

and the average price for a 3-bedroom home is 
around $300,000 to $325,000 returning $330 to 
$350 per week.

In short, there are many options for the fringe 
dweller within the region offering a wide variety 
of options from remote rural localities to popular 
beachside communities. Typically these areas have 
been established for their lifestyle attributes and not 
capital growth or rental returns, however increasing 
population growth and infrastructure improvements 
in the form of Pacific Motorway upgrades to the 
north and south of Coffs Harbour are seeing renewed 
interest in these fringe localities, placing upward 
pressure on rental returns and increasing capital 
growth.  

Bathurst / Orange
Like Sydney, the larger centres of Bathurst and 
Orange include a collection of suburbs. Surrounding 
the established areas and retail districts, the suburbs 
have their own characters as a result of previous, 
current, and planned development.

Google Maps shows the localities around Bathurst 
including Gorman’s Hill, Kelso, Robin Hill, Llanarth, 
Windradyne and Eglinton. Around Orange there 
is Glenroi, Warrendine, Calare, and Bletchington. 
Neither of these is an exhaustive list. 

The suburbs compete and can exceed in terms of 
land value with central localities, particularly if they 
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have, or plan to have, large modern houses and 
good amenities. The variability, and sometimes the 
inferiority, of older central development can hold 
those areas back. In addition the market power of 
families who on average prefer a modern house and 
surroundings, as opposed to the relative market 
power of retirees and students who, for example, 
prefer to be closer to town, evens out the market.

In terms of investment student specific 
accommodation has reduced the demand and 
volatility for central accommodation in the general 
market, while incomes are a determinant of what can 
be achieved in the suburbs. 

Wagga Wagga
Like all towns and cities the edge is where expansion 
occurs. In Wagga Wagga this includes areas to the 
north at Estella, Boorooma and Gobbagombalin, to 
the east at Forest Hill, to the south at Bourkelands 
and Lloyd and the south west at Uranquinty. All these 
areas have seen 10% to 20% growth in vacant land 
values over the past two years. It’s not necessarily 
affordability that people are looking for, it’s a new 
dwelling. It must be remembered that nothing is 
more than ten minutes away in Wagga Wagga which 
compares a lot more favourably than the bigger cities 
where a trip to the local shop can take ten minutes.

Dependent on the size as well as other variables, new 
houses sell in the outer areas for between $350,000 
and $550,000. This is comparable to the cost of 

housing in the central suburbs of Wagga Wagga, 
Turvey Park and Kooringal. It appears some people 
do not want the hassle of maintenance an older 
dwelling requires.

Infrastructure does not seem to be a factor either. 
For example Estella, Boorooma and Gobbagombalin 
do not have a public school, local shop or licensed 
premises.

It will be interesting to see how all these areas fair 
over the next five to ten years. There is a chance 
that in the short term, because of the number of new 
dwellings having been constructed and currently 
being constructed so close together both by locals 
and out of town investors, that values will drop. 
Other factors too will have an impact including 
higher education funding and housing requirement, 
defence housing requirements and probably more 
importantly the weather. This is one factor that 
politicians can’t simply add money too. Wagga 
Wagga’s economy relies heavily on the rural sector 
and should it be negatively impacted the flow on 
affect will be felt around the town.

Albury
Over the past few years there has been an increasing 
trend for people to purchase land on the outer 
edge of the two cities in the suburbs of Thurgoona, 
Glenroy, Killara and Baranduda and construct a new 
dwelling.

The outer edges of the two cities are generally a 
maximum of 10 kilometres from their respective 
CBD’s and are therefore not far to commute.

We are also seeing an increase in demand for vacant 
rural lifestyle and general residential allotments and 
in the towns surrounding Albury/Wodonga, such as 
Tangambalanga, Kiewa, Ebden, Howlong, Jindera 
and Ettamogah, as once again people are preferring 
to build a new home rather purchase one that may 
require renovating.

The twin cities have no real areas to avoid with 
the exception of some government housing areas, 
although demand for these areas is reflected in their 
relative low value overall compared to other parts of 
the twin cities.

We see an ongoing trend for the outer markets 
to continue to perform and grow because of 
opportunities of development with large tracts of 
englobo residential land.

There has however been a recent increase in prices 
being achieved for vacant land and as such we see 
these markets as a long term proposition.
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Melbourne
Outer East
Within the outer-east, fringe suburbs can be 
considered to be Kilsyth, Boronia, Mooroolbark and 
Bayswater North. Affordability is certainly one of the 
main factors driving a movement of purchasers from 
the inner-eastern suburbs to those on the fringes. 

The average price for property aggregated through 
Ringwood, Ringwood East, Mitcham and Wantirna 
for the December 2015 quarter was $858,250. 
By comparison, the neighbouring fringe suburbs 
averaged 43.8% lower at $596,750 (source: REIV). 
The difference can partially be explained by the 
availability of good quality schools within the inner-
eastern suburbs which has traditionally attracted 
more families and increased competition, thereby 
increasing average prices. While the middle eastern 
suburbs provide convenience in terms of access to 
the city and amenities, the resulting properties tend 
to be smaller. On the other hand, properties in the 
fringe suburbs tend to be on larger lots of land and 
offer purchasers further opportunities and scope for 
future development.  

Although the fringe suburbs may appear to offer 
good value for money, capital growth rates show 
that these suburbs may not represent a good short 
term investment. Bayswater and Boronia for example 
recorded capital growth of only 1.6% and 2.3% 
respectively in the 12 months to March 2016. By 

comparison, in the same period, Ringwood grew by 
7.6%, while Wantirna South grew by 9.8%. However 
from an investment point of view, rental demand for 
properties in the fringe suburbs has been high which 
has resulted in respectable yields of over 4%.  

In the long term it would seem reasonable to expect 
the price gap between the middle eastern suburbs 
and the fringe suburbs to narrow as developers 
consider the abundance of large lots available in the 
fringe suburbs and therefore attract more potential 
purchasers who may have previously excluded such 
suburbs from their search criteria.  

Examples of sales in fringe suburbs 

138 Liverpool Road, Kilsyth – sold for $515,200 
on 10 March 2016 (land area 432 square metres, 
4-bedrooms, 1-bathroom, 1-carport) 

6 Freedman Avenue, Boronia – sold for $570,000 
on 3 March 2016 (land area 930 square metres, 
3-bedrooms, 1-bathroom, 1-car garage) 

Outer North
The fringe dwellers of Melbourne’s north are in 
suburbs such as Greenvale, Craigieburn, Mernda 
and Doreen. These suburbs are situated within 
Melbourne’s outer ring. When looking at affordability 
in the north of Melbourne, middle suburbs such as 
Northcote, Brunswick, Thornbury and Preston are all 
having an impact.

Quarterly median house prices in the inner north:

• Northcote - $1,106,250
• Brunswick - $925,000
• Thornbury - $1,017,000
• Preston - $812,000
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An increasing amount of home buyers are looking 
for more affordable properties in the north. Compare 
these median prices in the inner north to that in the 
outer ring of Melbourne.  

Quarterly median house prices in the outer north:

• Greenvale: $655,000
• Craigieburn: $420,000
• Mernda: $455,000
• Doreen: $480,000

Some of these outer north suburbs have experienced 
good growth in median prices in recent times. 
Greenvale had a quarterly change of 17.8%, and 
Mernda showed a change of 9.7%. Home buyers or 
investors need to be aware however that median 
prices are not always a true reflection of the growth 
of a suburb. Greenvale for example has recorded 
some high priced sales in recent times, which affects 
the median price. 

Source: rpdata.com.au

1 Lamark Court, Greenvale  – sold for $1.285 million 
on 23 October 2015 (land area 4,094 square metres, 
4-bedrooms, 3-bathrooms, 4-car garage)

Weekly rent for 3-bedroom houses in Craigieburn 
is $330, with a yield of 4.8%. Mernda is $333, with 
a yield of 4.6% and Doreen is $350, with a yield 
of 4.4%. With a great amount of new housing 
development occurring in the outer north of 
Melbourne, it can be said that the oversupply will 
keep prices stable or even see them decrease in the 
short term. 

The outer north is more a long term proposition. The 
area will become more favourable with an increase in 
infrastructure such as public transport, schools and 
town centres. 

Outer West
The western fringe suburbs of Melbourne have been 
increasing in popularity as more buyers make the 
decision to live or invest outside of the inner and 
middle metropolitan areas. There is an appeal for 
home owners buying bigger lots and building larger 
homes for their money.  It isn’t just those getting in 
at the low end but buyers who take the opportunity 
to have a bigger home often with higher end finishes 
and fittings in comparison to what they could buy 
with the same amount of money in the inner and 
middle metro suburbs. We are seeing steady and in 
some cases increasing demand for suburbs such as 

Tarneit and Wyndham Vale in the outer south-west 
along with Plumpton, Rockbank and Melton in the 
outer north-west.  With the Melbourne population 
projected to almost double from its current 4.4 
million to eight million by 2051, the development 
of fringe suburbs will need to continue in order to 
provide sufficient housing for Melbourne residents.  

A number of factors are at play for buyers choosing 
to enter the market in fringe suburbs, the biggest 
being affordability. Based on Real Estate Institute 
of Victoria (REIV) statistics, the metro Melbourne 
December 2015 quarter median house price was 
$718,000 and the median unit price was $537,500. 
In comparison, for the same period Tarneit median 
house price was $415,000, Wyndham Vale was 
$365,000 and Melton was $257,000. With median 
house prices in the outer suburbs being less than 
the median unit price in metro Melbourne, it is not 
surprising that so many are purchasing in fringe 
suburbs.  As both owner-occupiers and investors 
are hunting for affordable options and better capital 
growth opportunities, looking further away from the 
city is becoming a common trend. Overall the outer 
suburb median house price for the December 2015 
quarter increased 2.9% to $559,000 and the median 
unit price rose to $425,000.

These outer fringe suburbs are self-sufficient with 
amenities, schools and transport. While services and 
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infrastructure has been lagging in outer suburbs 
compared to inner and middle metro areas, the 
Government has made this a priority due to the 
increased volumes of people moving to these areas 
and committed to updating the planning blueprint 
and allocating funds for community facilities in late 
2015 with a focus on co-ordinating the economic and 
social infrastructure required. 

Those looking to invest are looking to the fringe 
suburbs in the hopes of finding a bargain that can 
return strong rental yields. Realestate.com.au 
advises the median rental return for Melton is $270 
a week which equates to a 5.5% yield. Plumpton has 
a median rental yield of 6.7% and a median weekly 
rent of $385. Tarneit provides a lower rental yield 
with a median of $340 per week and 4.4%. 

Although there is demand for existing dwellings 
in some of the more established suburbs such as 
Wyndham Vale, Tarneit and Melton there is also 
strong demand for the new estates throughout the 
western fringe. With the large volume of englobo land 
in the west, it is a trend that can continue as long 
as there is demand. A large majority of these new 
estates is being planned and developed with various 
facilities or conveniences to enhance the lifestyle of 
residents including shops, cafes, schools, day care 
and sports and recreation amenities. The appeal of 
the strict design guidelines and presentation of the 
estates is considered attractive as it helps to create a 

pleasing and cohesive aesthetic. While some buyers 
may see it as a detraction to live in a uniform estate, 
others see it as a positive and prefer the consistency.  
The appeal of building a new home is continuing to 
be popular and in part driven by the restrictions on 
overseas buyers to invest in new dwellings.

Source: rpdata.com

14 Arawata Parade Melton – sold $221,000 on 8 
November 2015 (land area 603 square metres, 
3-bedrooms, 2-bathrooms, 1-carport) 

Source: rpdata.com

42 Moorookyle Avenue, Tarneit – sold on 4 December 
2015 for $310,000 (land area 365 square metres, 
3-bedrooms, 2-bathrooms, 1-car garage) 

Ballarat
Ballarat continues to see the $200,000 to $400,000 
housing market the most commonly traded. This 
market reflects the affordability for first home 
buyers and young families. Within this market 
suburbs that are performing strongly include Ballarat 
East, Lucas and Delacombe. Ballarat East provides 
period, older style housing with a central location in 
comparison to the more modern suburbs of Lucas 
and Delacombe. 

Lucas and Delacombe provide a trade-off of location 
with modern housing conveniences. These fringe 
suburbs are unlikely to show marked increases in 
value in the short term due to excessive supply with 
increasing numbers of subdivisions coming onto 
the market. Fringe suburbs on the eastern side of 
Ballarat such as Brown Hill provide more opportunity 
for growth with good demand due to the accessibility 
to the freeway for Melbourne commuters, however 
with a higher price point due to this factor.

While these fringe suburbs are unlikely to experience 
growth in value, they continue to provide a good 
quality, stable, long term investment opportunity 
with good rental returns of around 5%. Demand for 
rentals within this market remains strong.
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Currently demand for these outer fringe suburbs 
remains steady with a growing population resulting 
in expansion of the city boundaries. Lucas and 
Delacombe both include plans for increased 
infrastructure such as shopping centres, schools and 
parks. While planning for these facilities is in place, 
there remains a lack of transport infrastructure 
servicing these areas with road access to the 
CBD becoming increasingly busy with the fringe 
expansion.

From an investment point of 
view, both owner-occupiers and 
investors face a trade-off between 
inner city, older suburbs with 
older housing and good potential 
growth versus the option of low 
maintenance, modern housing 
with lower capital growth on the 
fringes.
Mildura
Mildura is the centre of a large irrigated horticultural 
district and within 30 kilometres there are a number 
of smaller towns and communities which either 
pre-date Mildura or were developed to support the 

surrounding farming communities.  These small 
communities include Nichols Point, Irymple, Red 
Cliffs, Cardross, Koorlong, Merbein and the NSW 
towns of Buronga, Gol Gol, Dareton and Wentworth.  
All of these communities have primary schools 
and the larger towns have the usual shopping and 
recreational facilities.  

Those communities within 10 kilometres of the centre 
of Mildura generally have real estate values which 
closely track those of Mildura, while the more remote 
towns are more affordable and generally have less 
capital growth.  Examples of towns more than 10 
kilometres from Mildura include Wentworth, Merbein 
and Red Cliffs.  Purchasing a home in these towns 
is an option for buyers not able to afford a similar 
standard dwelling in Mildura, particularly those 
seeking larger lot sizes. 

Typical values for a 3-bedroom, 1-bathroom older 
residence in Merbein are in the range of $120,000 
to $160,000 and show rental levels of $200 to 
$250 per week giving a gross yield of around 8%.  
Yields are similar in Wentworth but a little lower in 
Red Cliffs.  Red Cliffs has enjoyed relatively strong 
population growth in the past ten years, with several 
new subdivisions completed to capitalise on demand 
from people happy to live in a small town and often 
employed by businesses in the Iraak and Nangiloc 
irrigation districts further to the south.  The recent 
decision by Treasury Estate Wines to close its 

bottling facility at Iraak has affected approximately 
100 employees, many of whom lived in Red Cliffs.  
Demand for rental accommodation in Red Cliffs has 
consequently declined.

Our advice to investors is that buying a home in 
the fringe towns will often result in a higher yield, 
however history has shown that capital gain has been 
low compared to Mildura or the towns closer in.

Warrnambool
The fringe suburbs of Warrnambool consist of North 
Warrnambool, Dennington and the Gateway Road 
subdivisions. These locations provide an affordable 
housing option for low to middle income earners as 
well as good entry level investments. The majority of 
these suburbs consists of recently built, brick veneer 
dwellings with house and land packages starting 
from $320,000 and established dwellings averaging 
approximately $370,000.

These suburbs are providing good rent returns for 
investors, with rents ranging from $350 to $450 
per week based on the size and age of the dwelling. 
Agents advise that tenants are preferring these 
suburbs, which provide newly constructed properties 
with at least 3-bedrooms and 2-bathrooms, to those 
closer to the CBD with older dwellings with a single 
bathroom.

North Warrnambool appears to be the suburb 
performing best which can be attributed to the 
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recently completed infrastructure and access routes 
to the CBD. Long term you would expect a higher 
capital growth closer to the CBD but these suburbs 
appear to be able to maintain good rental levels and 
relatively good affordability.

Horsham
Horsham’s residential real estate market continues to 
provide a stable investment for both owner-occupiers 
and investors. The urbanisation of today’s population 
is bringing senior members of the community to 
central service hubs such as Horsham and generally 
increasing the larger centre’s ability to attract 
and retain the younger generation and continuing 
its population growth. In turn this brings about 
expanding outer built up fringe areas and increased 
prices for inner city property located in close 
proximity to shops and services.

As real estate in inner city Horsham continues to 
appreciate, more and more buyers are looking 
for cheaper alternatives. In larger centres such as 
Ballarat or Melbourne, this would see buyers moving 
further out of town into the suburbs and becoming 
more reliant on the local neighbourhood shopping 
centre. In Horsham, this phenomenon is generally 
different and sees families moving to smaller nearby 
town such as Murtoa and Dimboola that are located 
within a 30 minute drive of Horsham but maintain 
schools and local shops. House prices in these 

smaller towns are significantly lower than Horsham. 
As an example, Horsham’s current median house 
price sits at $290,000 while Dimboola’s median 
house price is a far more affordable $120,000. When 
weighing up size and affordability, regional towns are 
definitely an option.
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Brisbane
The suburban fringe of Brisbane sits around 15 to 
20 kilometers from the CBD – that’s a reasonable 
Sunday run for some ultra-marathon participants. 
This means while our most affordable property 
is still on the edge of established suburbs, it’s a 
commutable distance. Our grand disadvantage as a 
city is we cover a wide area, and hence the primary 
public transport system servicing the majority of 
fringe residents is the bus network. That said, there 
are still plenty of these outer dwellers able to take 
advantage of car-accessible train stations, and if you 
must drive, our systems of tunnels and bypasses are 
certainly helping relieve congestion.

When thinking of our most ‘active’ fringe suburbs, 
you can look at most compass points. In the west 
it’s the multi-stage, mega community of Springfield 
Lakes. Go north and you’re starting to hit the urban 
edge around North Lakes, Mango Hill and Griffin 
although development is dotted beyond this as well. 
To the south we are building up to the point that it’s 
hard to tell where Brisbane finishes and the Gold 
Coast begins, but it’d be safe to say through Logan, 
Springwood and down to Beenleigh we’re looking at 
the very outer edges.

Pricewise, the western corridor demonstrates what 
buyers are looking at when it comes to a baseline 
buy-in figure. You can still find yourself a house in 
the very well serviced Springfield Lakes development 

at around $400,000, and you could even save 
$50,000 by heading a few kilometres up the road 
to Redbank Plains. There’s a ready tenant base and 
you can expect a gross yield of around 4.5% to 5%. 
According to our valuers, buyers and tenants are 
still looking to outer areas that are well serviced by 
facilities. Springfield Lakes has trains and shopping 
centres, both of which hold appeal for people who 
have to work in Brisbane’s CBD.

There are similar price points on offer in the 
North Lakes region. Investors require a touch over 
$350,000 to get a foot in the door. Once again, there 
are plenty of tenants available and gross returns 
of 4.5% to 5.5% help with the holding costs. North 
Lakes also appeals with it’s comprehensive retail 
facilities as well as ready access to the M1 (Bruce 
Highway) and Gateway Motorway. There’s also a 
public transport boost on the way as the new rail 
extension becomes established for those commuters.

While inner Brisbane does have relative affordability 
compared to a city like Sydney, those budget 
buyers with a long-term view can still expect a 
cheap purchase in the fringe to perform admirably. 
Springfield Lakes is potentially a good buy long term 
given it’s serviced by trains and shops, and other 
facilities coming on line including a hospital.

North Lakes and surrounds will probably take a little 
more time to pick up in their capital growth. There 

are plenty of infill subdivision sites close by, so supply 
is assured for some time yet.

As far as areas to avoid, there is still the flood 
overhang in some parts of the fringe. Make sure you 
check this carefully. Other attributes that create 
‘secondary property’ such as main road frontages, 
high tension power lines or nearby industrial uses 
should also be treated with caution. Properties 
affected by these things can stagnate when the 
overall market slows down.

Over the medium and long term 
however, fringe markets are 
generally steady, so we expect the 
market to be relatively static for 
the foreseeable future.
Toowoomba
Despite the region having passed the peak of 
the market, Toowoomba’s fringe suburbs gained 
momentum throughout 2015. These fringe suburbs 
are dominated by the owner-occupier sector with less 
investor activity than in Toowoomba.  

For instance, localities such as Highfields and 
Kleinton to the north and Westbrook, Wyreema 
and Cambooya to the south-west have all shown 
considerable capital growth over the past decade, 
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with all areas recording a steady increase in median 
house price. 

The median house price for Highfields and Kleinton 
is $520,000 and $541,000 respectively, which sits 
considerably above Toowoomba’s affordable median 
of approximately $369,000 as at the second half of 
2015. So, why are these outer suburbs proving so 
popular? Simply, it is because purchasers are getting 
more for their money. Although the median price 
is almost 30% above Toowoomba’s more central 
suburbs, Highfields and Kleinton provide a high 
quality, modern or large home option within a mere 
14 to 20 kilometre commute to the Toowoomba CBD.

To the south of the CBD, from 12 to 22 kilometres, 
Westbrook, Wyreema and Cambooya offer a slightly 
more affordable fringe dwelling option. The median 
price in Westbrook is still above Toowoomba’s at 
$460,000, however Wyreema and Cambooya are 
below at $310,000 and $320,000. Similar to the 
northern satellite suburbs, these localities provide 
predominantly modern dwellings, however on a more 
moderate scale and with a more basic fit out. 

Overall, Toowoomba’s fringe suburbs have shown 
that they typically trade off a central location for 
a superior quality and size dwelling. In terms of 
investment, all satellite localities have mirrored 
Toowoomba’s in that median values and volumes

 peaked in the second half of 2014 to the second half 
of 2015 and have begun to show signs of flattening. 
There are large land development projects to come 
on line in areas such as Highfields and Cotswold Hills 
which may stymie some of the recent growth rates as 
supply increases. 

Gold Coast
Fringe areas on the Gold Coast can generally 
describe localities west of the M1 Pacific Motorway, 
north of the Coomera River and south of the Tweed 
River. This encompasses small lot residential and 
master planned housing communities, acreage, rural 
lifestyle and farming areas. On the Gold Coast the 
diversity of property can be quite extreme within a 
relatively short distance.

West of the M1 Pacific Motorway are the areas 
such as Mudgeeraba, Worongary, Highland Park, 
Gilston, Nerang and Gaven. All these localities have 
experienced a varying degree of price growth over 
the past 18 months with detached dwellings being the 
predominant type of housing in this area. 

At present there are vast opportunities to purchase a 
detached house within a reasonably affordable price 
range ($350,000 to $550,000) and which could 
potentially offer a solid rental return. 

Some examples of properties which have recently 
sold in the more established fringe areas are as 
follows: 

18 Equinox Court, Mudgeeraba sold in January 2016 
for $445,000. 
This property comprises a circa 1980, partly 
refurbished, semi-modern style, single storey, 
rendered brick, 3-bedroom, 2-bathroom, dwelling, 
with concrete tiled roof and 1 uncovered car space. 
The living areas are approximately 129 square 
metres and has an outdoor area of approximately 
38 square metres. The dwelling is located on an 
easy sloping, regular shaped, inside block situated 
above road level with some local and mountain views. 
Outdoor improvements are of an average standard 
and include established landscaping; garden shed, 
and retaining walls. The property has a good 
presentation with a land area of 880 square metres. 
Sale price apportioned as follows: Land – $275,000; 
Improvements – $170,000. It is located within a quiet 
residential street and is also within close proximity 
to Mudgeeraba township. This property was sold by 
PRD Nationwide in the first week that it was listed on 
the market and sold prior to the commencement of 
internet advertising.

The current asking rental prices within Mudgeeraba 
typically range between $450 and $500 per week for 
a residence similar to the above mentioned property.
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17 Sue Ct, Highland Park sold in January 2016 for 
$410,000.
This residential property comprises a circa 1987, 
semi-modern style, single storey, 3-bedroom, 
1-bathroom, brick dwelling with concrete tiled roof 
and 1-car garage. The living areas are approximately  
106 square metres. The dwelling has been fully 
renovated internally and is located on an easy 
sloping, slightly irregular shaped, inside lot situated 
above road level. The outdoor improvements include 
shade sail, moderate landscaping and garden 
shed. The dwelling presents in a fair condition, with 
modern PC items of average quality. The property 
has good access to the M1 Pacific Motorway. The 
land area is 697 square metres and the sale price 
has been apportioned as; land value – $250,000; 
improvements value – $160,000.

The current asking rental prices within Highland 
Park typically range between $400 and $450 per 
week for a residence similar to the above mentioned 
property.

3 Mango Ct, Nerang sold in January 2016 for 
$418,756.
The property comprises a circa 1980, semi-modern 
style, single storey, 3-bedroom, 1-bathroom, brick 
dwelling with concrete tiled roof and 1-car attached 
carport. The living areas are approximately 125 
square with the outdoor area 33 square metres 
approximately. The dwelling is located on a 

moderately sloping, irregular shaped, inside lot 
situated at road level. The property has no significant 
views with outdoor improvements including 
moderate landscaping, lawn locker of 6 square 
metres and solar panels. The property has a fair 
presentation with a land area of 712 square metres.    

The current asking rental prices within Nerang 
typically range between $390 and $440 per week for 
a residence similar to the above mentioned property.

If you are seeking a relatively cheap property 
investment in the fringe ‘central’ areas like 
Mudgeeraba, Nerang and Highland Park and are 
looking for rapid short term capital growth you’ve 
probably missed the boat! With the market now 
starting to stabilise, investors are better off taking a 
long term perspective. Traditionally, rental demand 
for houses in these areas has rarely been volatile. 
We suggest that if you are looking to buy here and 
looking to rent the property for ten plus years then 
these suburbs are a safe bet.    

Mudgeeraba is our pick if you are an owner-occupier 
or investor looking for a detached house under 
$500,000 west of the M1 Pacific Highway. This 
suburb offers a good array of schools and shops 
and Robina Town Centre is a short five to ten minute 
drive from the township. While price levels appeared 
to have already strengthened in this suburb over the 
past 12 months, there are still opportunities in this 

price bracket which would also make good long term 
investment. You will have to keep a close eye out 
though if you want grab a bargain buy as agents have 
reported a shortage in stock levels over the past six 
months.

To the north-west, two affordable residential fringe 
suburbs are considered to be Maudsland and 
Tamborine Mountain. Both suburbs are popular 
with owner-occupiers and investors and have 
differing demographics. Prices have strengthened 
post GFC and are presently stable in the $300,000 
to $550,000 price point with a good range of 
predominantly modern (post 2000 built) duplexes 
and houses available. 

There is a limited supply of duplexes in Maudsland 
with price points being around $330,000 to 375,000 
with rental returns being ($340 to $375 per week) 
depending on size and condition.

Dwellings in Maudsland are selling in the $400,000 
to $550,000 price points with those at the higher 
end generally being updated and comprising 4- or 
5-bedrooms, 2-bathrooms, double garages and 
swimming pools. Rentals in for these properties 
generally range between $410 and $600 per week. 
Local agents report strong demand for sale and 
rental properties. This area is underpinned by 
increasing amenity, proximity to transport and the M1 
Pacific Highway. 
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Dwellings in Tamborine Mountain are selling in the 
$320,000 to $550,000 price range. Properties 
in the lower price points tend be located toward 
the northern side (off the mountain), generally 
comprising 2- to 3-bedrooms, 1-bathroom and off 
street car parking. Site contours can vary greatly. 
Rentals for these (lower price point) properties 
generally range between $350 and $420 per week. 
Properties between $425,000 and $550,000 are 
generally more centrally positioned on Tamborine 
Mountain enjoying 3- to 5-bedrooms, 2-bathrooms, 
double garage and more favourable topography or 
views. Higher price point properties tend to rent 
between $450 and $650 per week. 

Maudsland would have to be the pick to be the better 
performer over the long term. Local agents report 
a lack of listings in the competitive sub $600,000 
market segments and a large number of potential 
purchasers. It is expected that infrastructure and 
amenities within this area will continue to improve 
hence driving demand. Tamborine Mountain will 
continue to be more of a lifestyle location where 
properties tend to be purchased for the longer term. 

Further north of the Coomera River are Pimpama 
and Ormeau. Both suburbs have experienced varying 
growth over the past couple of years with project 
style detached dwellings and duplex units being the 
predominant type of housing in these areas. 

The new developing residential estates are 
predominantly driven by investors with majority of 
new properties being purchased by local, interstate 
and overseas buyers. The established modern 
(post 2000) residential estates in both suburbs are 
popular with owner-occupiers and investors and 
have different demographics. Prices have improved 
over the past one to two years and are stable in the 
$400,000 to $550,000 price range for detached 
dwellings and $325,000 to $400,000 for duplex 
units. 

Local real estate agents who actively market land 
and housing in both suburbs advise of generally 
good market conditions currently prevailing for 
vacant lots and housing priced below $550,000. 
They further report that generally the market for 
this type of property has improved over the past 
12 months, with low stock levels currently available 
and sale prices showing steady growth over this 
period. Local real estate agents who actively market 
duplex units in both suburbs advise of generally 
good market conditions currently prevailing for units 
priced below $400,000. Importantly, the firming in 
the established housing market has had the effect of 
increasing the demand for duplex units, particularly 
for first home buyers who are being increasingly 
priced out of the detached housing markets. There 
are predominantly more duplex units available in 
Pimpama and limited supply in Ormeau. 

Both suburbs are considered good value for money 
and have been steady over the past few years.

Rentals for detached housing in both suburbs 
generally range between $410 to $550 per week 
depending on size and condition. Local agents 
report strong demand for rental properties in 
both areas. Properties that have been recently 
completed, refurbished or have swimming pools 
generally achieve the upper end of market rent. 
Accommodation is typically 3- or 4-bedrooms, 
2-bathrooms and double garages. In these areas 
duplex units weekly rent generally range between 
$320 to $400 and accommodation typically 
comprises 3-bedrooms, 2-bathrooms and a single or 
double garage. 

Our pick is both Ormeau and Pimpama to be 
sustained performers in the northern growth 
corridor, supported by surrounding developments 
and infrastructure increasing amenities, proximity 
to transport, shopping centres and the M1 Pacific 
Highway. Furthermore, investors still view these 
areas as good value for money compared to the 
Sydney and Melbourne fringe development areas.

Tweed Coast
The fringe suburban areas at the southern extremity 
of the Gold Coast and Tweed are the inland locations 
of Bilambil Heights, Chinderah, Cudgen, Tumbulgum 
and beach side towns of Pottsville, Cabarita and 
Bogangar.

Month in Review
April 2016

R
es

id
en

ti
al



45

Within Bilambil Heights , the average range in selling 
prices for units in the past six months is between 
$325,000 and $400,000. Weekly rents range 
between $300 and $425. Gross yields generally 
range between 5% and 6%. The average range in 
selling prices for houses sits between $400,000 
and $550,000 with gross yields generally ranging 
between 4.5% and 5.5%.

At Chinderah,Cudgen and Tumbulgum, the average 
range in selling prices for units in the past six months 
is between $200,000 and $300,000. Weekly 
rents range between $225 and $350. The range in 
selling prices for houses is between $325,000 and 
$550,000 with rents between $350 and $550 per 
week, with an example of gross yields of circa 4.75% 
to 6%.

The beach side townships of Pottsville, Cabarita and 
Bogangar have unit sales within the past six to eight 
month from as low as $250,000 up to $450,000 
generating gross yields of up to 5.5%. The houses 
appear a better investment as they have no body 
corporate fees. Sales between $450,000 and 
$625,000 generate rents between $475 and $600 
per week reflecting gross yields of up to 5.5 %.

Sales activity and prices have improved within the 
beachside, sought after Tweed Coast locations, 
making it more difficult for buyers as stock levels 
have tightened. Accordingly, some buyers are opting 

to purchase better properties in fringe localities 
which provide more property for their money. 

History has however generally shown that it is 
wiser to invest in property in localities closer to the 
coastline and urban amenities. Although, based on 
affordability restraints, some buyers can only afford 
to purchase in fringe areas which have lesser capital 
growth in comparison to ‘in demand’ localities.

Sunshine Coast
The first half of 2015 was running pretty hot. There 
was a strong increase in sale volumes with entry 
level properties being the most popular. Investors 
comprised a higher percentage of our market with 
some buyers being priced out of some coastal areas. 
The sub $500,000 housing market close to coastal 
centres has shown the largest sign of the market 
improving. To find value and affordability for either 
investors or owner-occupiers, you are reviewing 
property type or looking further afield. 

The population base generally runs along the coast 
from Noosa Heads south to Caloundra. While there 
are some small infill fringe areas near the coast, 
our real fringe areas tend to be the hinterland and 
railway townships form Cooroy in the north through 
to Beerwah to the south incorporating the main 
centre of Nambour and a number of small towns. 
Within these areas entry level dwellings are around 
the high $200,000 to low $300,000 with these 

properties generally renting from between $300 to 
$350 per week which is not a bad return.

Within these areas there are a number of small infill 
subdivisions that have been performing well on the 
back of relatively low land prices. One big benefit is 
that the sizes appear to be more traditional at 600 to 
800 square metre allotments with some larger rural 
residential allotments. Comparing this to the mainly 
small lot product in the coastal areas is leading 
buyers to look at these areas as a good alternative 
for families. Another factor leading to people looking 
at these areas to live and invest is the sense of 
community being generated. The schools have that 
country feel, there are a number of sporting clubs 
and the towns provide a small main street.

All in all we believe that these hinterland and railway 
townships have and will continue to tick over pretty 
well. There is very much a big affordability factor that 
goes into these areas and that you get some bang for 
your buck. We have also started to see some lifestyle 
factors come into play and the fact that people are 
looking to these areas to raise families.

Hervey Bay
The layout and composition of property in Hervey 
Bay limits the degree of fringe property.  Within the 
same suburb, property ranges from conventional 
onground brick or lowset cottages to executive 
homes with extensive improvements or esplanade 
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frontage.  The Hervey Bay market is well known 
for its affordability aspect. The past two years 
has seen rental rates steadily increase which has 
resulted in relatively good returns for investors.  The 
developing estates offering 4-bedroom, 2-bathroom 
accommodation are achieving rental rates in the 
range of $360 to $380 per week with house and land 
package prices ranging from $345,000 to $370,000.  
Falling unit prices and increasing rental rates have 
also seen investors return to the unit market with 
some traditional holiday complexes converting to 
permanent to capitalise on the more consistent cash 
flow.  

The older established areas of 
Hervey Bay also provide good 
affordability with early 1990 
onground brick, 3-bedroom, 
1-bathroom homes with single 
garages in the mid $200,000s. 
This style of property achieves rental rates in the 
range of $280 to $320 per week. Although the 
continuous supply of house and land packages is 
creating a price ceiling for the new product market, 
there is potential to see some capital growth in these 
older established homes given the clear price gap 
currently being seen.  

Maryborough is also a very affordable market.  Prices 
have been falling over the past year with consistent 
activity in the mid to high $100,000s for typical 
post war timber homes of either 2- or 3-bedroom 
accommodation. Rental rates appear to be increasing 
with the base rental rate in the order of $260 per 
week. At a price of $180,000, this would provide a 
gross return of 7.5%. 

Bundaberg
The Bundaberg residential market is in a stable 
period, with quarterly sales volumes remaining 
relatively consistent since mid-2013. 

The median sale price has similarly remained 
consistent at $269,000, with no change over the past 
year. 

House listings increased over the past year, 
indicating that vendor confidence in the market is 
growing. 

Bundaberg’s unit and townhouse market remains 
static with sales activity easing over last year’s 
September quarter. 

Fringe locations, often known as the tree change 
locations, have experienced even further softening 
in the market with extended selling periods required 
to achieve realistic sales.  Affordability and larger 
allotment sizes are the drivers towards these outer 
areas.  These markets historically won’t change in 

the medium to long term until the coastal markets 
show a more positive outcome. 

Emerald
The whole of the Emerald market appears to be 
starting to level out for the time being. The Mayfair 
and Riverview estates have seen the largest drop in 
values as the investor ratio is much higher and pride 
in the street is less, causing the estates to be less 
attractive. Many homes were built the same and the 
street appeal is inferior. Because of this they do offer 
some good value for money if one is prepared to 
call it their home. Flood affected properties are also 
selling at a discount and are hard to move.

Gladstone
Calliope is considered a fringe residential suburb 
in the current market, being located on the Bruce 
Highway, approximately 20 minutes from Gladstone. 
During the boom, Calliope expanded rapidly to help 
ease the accommodation demands on Gladstone. 
Unfortunately, as with Gladstone, development 
continued well past the peak of the market and 
supply in Calliope now heavily outweighs demand. 
Vacancy rates are high and this has forced rental 
and capital values down. Most of the oversupply 
is of modern housing in new estates and there are 
also significant vacant land stocks available. New 
infrastructure is planned for the location with the 
local shopping centre undergoing an expansion to 
double the size of the IGA and provide more specialty 
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stores. A new tavern is also planned. While this 
infrastructure will be good for the township, it is 
unlikely to curb the downward trend of values in the 
area.

Rockhampton
Fringe suburbs within the Rockhampton region 
would include Gracemere to the south, Parkhurst to 
the north and Lakes Creek to the east. These areas 
are typically much more affordable largely due to 
the cheaper parcels of land on offer. For example a 
spacious brand new 4-bedroom, 2-bathroom brick 
home in Gracemere can be anywhere from $100,000 
to $150,000 cheaper then Norman Gardens yet can 
potentially provide the same level of accommodation 
and comfort, with location and distance to the CBD 
being the key factor in value. Rental values are also 
significantly cheaper in these fringe locations, in 
some cases up to 40% cheaper for similar quality 
homes. Future prospects see the north and eastern 
sides of Rockhampton as potential areas for 
investment however Gracemere appears to have an 
oversupply issue which makes current prices appear 
good buying, however it must be said that a recovery 
in this particular market appears to be some time in 
the making. 

Mackay
There are quite a number of fringe suburbs and rural 
townships scattered in most directions from Mackay. 
These fringe areas all received good solid market 

gains through the period 2010 to 2013 on the back of 
a very strong Mackay residential market. The main 
attraction was affordability, with a lot more bang 
for your buck in these areas. Towns such as Sarina 
and its surrounding beach towns to the south and 
Marian and Mirani in the Pioneer Valley were good 
performers as the market moved out of Mackay.

However since 2014, the Mackay market has fallen 
significantly on the back of a weakened resource 
sector and the heavy reliance the Mackay residential 
market has on the mining industry. The market in 
Mackay generally has fallen between 20% and 30% 
with weakening demand for both sale and rental 
properties and rising vacancy rates. While this 
downturn has seen values fall, it has presented some 
great buying opportunities in terms of value levels 
not seen in Mackay for over ten years.

This fall in property values in Mackay has had a huge 
influence on sale numbers and values in the fringe 
areas. The big wave that rode out of Mackay in the 
boom times has definitely receded.  The relative 
affordability now experienced in Mackay has meant 
these fringe areas had to reposition price points to 
compete. Towns such as Marian and Sarina have 
seen significant price falls sometimes greater in 
percentage terms than seen in Mackay City. 

Whitsundays
Whitsundays has a few fringe suburbs and rural 
townships scattered mostly to the south and west of 
Whitsundays. The properties in these areas are small 
residential lifestyle and these continue to show a 
stable market

However to the south, the areas of Midge Point and 
Bloomsbury are showing a downturn in the market 
and seem to be more affected by the Mackay market 
as when times were good, people where looking 
for their beach hut or fishing weekender and most 
buyers were from Mackay. Now that the market 
in Mackay has had a large downturn and with the 
continuation of job losses there, fewer buyers are 
heading into this area

Laguna Quays was once a thriving golf course resort 
with unit and townhouse style accommodation.  
Since the golf course and all the amenities were 
closed, parts of the complex are now extremely 
run down with the exception of the units which the 
body corporate ensures are presented in a good 
condition. These are currently selling at a fraction 
of the price they once were, however maybe there is 
light at the end of the tunnel for this area as there is 
a new owner so we will wait with interest to see any 
resulting changes.
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Townsville
Affordability concerns continue within the Townsville 
market with buyers only purchasing properties they 
regard as affordable based on their current economic 
circumstances.  Job security, high unemployment 
and the absence of any local stimulus or broader 
economic drivers would indicate little change from 
this position in the short term.  The residential 
market remains stationary at the bottom of the 
market cycle.

While not limited to these suburbs, 
the fringe areas of Condon, 
Burdell, Deeragun and Mount Low 
offer affordable entry levels for 
basic semi modern homes.
Condon is in the south-western suburbs within 
five kilometres of Willows Shopping Centre and is 
easily accessible to major employment hubs of the 
Townsville Hospital, James Cook University and 
Lavarack Army Barracks via the Townsville Ring 
Road.  Condon comprises a mixture of housing 
styles including semi modern on-ground masonry 
block and high set timber framed dwellings of fair 
to average condition.  Pockets of this suburb have 
perceived social issues and a reasonable amount of 
government housing.  Price entry into this suburb is 
from the low $200,000s.

Burdell, Deeragun and Bushland Beach are located 
within the expanding northern beaches corridor.  
Over the past few years there have been major 
expansions in infrastructure and services along 
this corridor including fast food, shopping centres, 
schooling and strip retail centres.  Deeragun 
comprises a mixture of dwelling types from basic to 
modern on ground homes.  This suburb has some 
perceived social issues and price entry is from the 
low $200,000s.  The areas of Burdell and Mount Low 
generally comprise more modern homes with price 
entry from the high $200,000s to low $300,000s.

Overall there remains affordable buying in all sectors 
of the residential market if you are willing to shop 
around.  The secondary suburbs where there are 
perceived social issues offer some good buying, with 
the trade-off between value for money and these 
perceived issues posing consideration.  Outer lying 
suburbs also offer some good value for money in the 
bottom of the market position with an oversupply of 
property available relative to current demand.

Cairns
In Cairns, the outer or fringe areas essentially 
mean the Edmonton to Gordonvale corridor on the 
southern side of the city. The area is a significant 
growth node bearing much of the brunt of the 
current and future population expansion. Indeed 
Edmonton and Gordonvale were both satellite sugar 
towns which are now being well and truly swallowed 
alive by the urban expansion of Cairns.

Housing development in the Edmonton to Gordonvale 
corridor is dominated by single dwellings located 
on 600 to 800 square metre allotments. There is 
precious little in the way of apartment developments. 
Most sales in the current market appear to be to 
intending owner-occupiers.  The investor market is 
soft. 

For investors, the most popular purchases are 
standard 4-bedroom, 2-bathroom new dwellings 
which typically sell around the $340,000 to 
$360,000 mark and typically rent in the $420 to 
$450 per week range. There are higher quality 
homes typically up to $450,000 in price, but at this 
level still only pull $420 to $450 per week in rent. 

Our feedback is that ten to 20 year old 3-bedroom, 
1-bathroom dwellings are harder to move in the 
current market, particularly in the $260,000 to 
$300,000 category. It may be these dwellings that 
are offering the better buying opportunities with 
these homes typically renting for $310 to $330 per 
week.

However the key to buying an investment property 
in the Cairns housing market at present is to 
concentrate on the current rate of rental return, not 
on the prospect of future capital gain which may be 
some time coming.
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Adelaide
Fringe suburbs are those where buyers have usually 
traded off a central location for price. Examples of 
fringe suburbs for detached housing in Adelaide are 
Woodcroft and Happy Valley to the south, Gulfview 
Heights to the north and Athelstone to the north-
east. 

Woodcroft
Woodcroft is situated approximately 20 kilometres 
south of the Adelaide CBD adjacent to the suburbs 
of Morphett Vale and Reynella East. Accessibility to 
the suburb has been enhanced since the duplication 
of the Southern Expressway. There are courtyard 
style dwellings (circa 1990s) and older style dwellings 
available in the low $300,000 range which provide a 
good entry level point for first home buyers. Newer 
housing and detached housing on larger allotments 
typically sell in the $450,000 to $600,000 range. 

Weekly rents typically range between $300 and 
$480 depending on overall property features with an 
average yield of 4.8% (source: realestate.com.au). 9 
Tuscany Way, Woodcroft is a 3-bedroom, 1-bathroom 
courtyard style dwelling on a 352 square metre 
allotment which recently sold for $307,500. This 
property is currently listed for rent at a weekly rental 
of $320 which reflects an initial yield of 5.4%. 8 
Topaz Close, Woodcroft is a 3-bedroom, 2-bathroom 
dwelling on a 556 square metre allotment which 
recently sold for $360,000. This property is 

currently listed at $390 per week which reflects an 
initial yield of 5.6%.

Happy Valley
Happy Valley is situated adjacent to the suburbs 
of Aberfoyle Park and Reynella East and is 
approximately 20 kilometres from the Adelaide CBD. 
There are 1970s and 1980s style detached dwellings 
available in the low to mid $300,000 range which are 
entry level properties for first home buyers. Newer 
housing and renovated housing on larger allotments 
generally ranges between $450,000 and $650,000. 

Weekly rents typically range between $300 and 
$480 depending on overall property features with 
an average yield of 4.9% (source: realestate.com.au). 
There are currently limited dwellings recently sold 
listed for rent which indicates reasonable demand 
from owner-occupiers. 

Gulfview Heights
Gulfview Heights is 20 kilometres north of the 
Adelaide CBD and is adjacent to Salisbury East, Wynn 
Vale and Para Hills. Development comprises 1970s 
and 1980s dwellings with a section of larger, more 
modern housing constructed in the late 1990s and 
early 2000s. Older style housing within the high 
$200,000 to low $400,000 range is attractive to 
first home buyers. Newer and more modern housing 
generally sells in excess of $500,000.

Weekly rents typically range between $300 and 
$500 depending on overall property features with 
an average yield of 4.9% (source: realestate.com.
au). There are currently limited dwellings in Gulfview 
Heights which have recently sold that are listed for 
rent. This indicates reasonable demand from owner-
occupiers.

Athelstone
Athelstone is an established north-eastern suburb 
situated 12 kilometres from the Adelaide CBD. 
Development comprises predominantly 1970s and 
1980s dwellings with sections of increasing in-fill 
development. Older style dwellings typically sell 
within a range of $400,000 to $500,000 with newer 
dwellings selling in excess of $600,000. 

Weekly rents typically range between $300 and 
$550 depending on overall property features with 
an average yield of 4.0% (source: realestate.com.
au).  4 Kurrajong Avenue is a 3-bedroom, 2-bathroom 
1970s Spanish style dwelling on a 715 square metre 
allotment which recently sold for $520,000. This 
property is currently listed for rent at a weekly rental 
of $380 which reflects an initial yield of 3.8%.

Sale example:

The following sales illustrate the difference in price 
for similar dwellings in Woodcroft compared with the 
suburb of Unley, a highly regarded area within three 
kilometres of the Adelaide CBD. 
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11 Mildara Close, Woodcroft, sold 4 March 2016 for 
$337,500

This property comprises a circa 1993 3-bedroom, 
1-bathroom dwelling situated on a 315 square metre 
allotment with an equivalent area of 138 square 
metres. The property includes an updated kitchen, 
single garage (under the main roof) and a rear 
verandah (source: RP Data).

10 Boothby Court, Unley, sold 19 January 2016 for 
$615,000

This property comprises a circa 1994 3-bedroom, 
1-bathroom semi-detached dwelling situated on a 
300 square metre allotment with an equivalent area 
of 150 square metres. The property includes a single 
garage (under the main roof) and a rear verandah 
(source: RP Data).

A potential purchaser in Woodcroft would be 17 
kilometres further from the CBD which is the trade-
off for the large reduction in price ($277,500 or 45% 
difference) compared to the Unley property.

Quality housing in suburbs within ten kilometres 
of the CBD continues to experience good demand. 
Given this, there are more residents moving further 
from the CBD to seek housing within an affordable 
price bracket. There is increasing in-fill development 
within Athelstone and Happy Valley as well as new 
development in Woodcroft which is improving the 
overall appeal of these suburbs. Although further 
from the CBD, these locations are well serviced with 
local shopping facilities in good proximity. 

These suburbs provide good opportunities for first 
home buyers seeking detached housing within 
the $300,000 to $400,000 price bracket. These 
opportunities are few and far between within close 
proximity to the CBD with the exception of smaller 
unit style accommodation. These areas have fairly 
consistent levels of demand from buyers and tenants 
alike. The outer northern suburbs (Playford Council 
area) comprising areas close to Elizabeth and the 
Holden Manufacturing plant continue to experience 
negative sentiment with the effects of the imminent 
closure of the plant in 2017 yet to transpire.
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Buyers purchasing in suburbs further afield from 
city centres are attracted to these outlying suburbs 
by either the availability of affordable vacant land 
on which to build their own dwelling, larger lifestyle 
blocks, infrastructure that provides employment 
opportunities or geographical features that provide 
water or mountain views.   

Suburbs on the southern outskirts of Hobart that 
offer such features include Kingston and Blackman’s 
Bay which are both in the fast growing Kingborough 
municipality.  While residents of Kingston and 
Blackman’s Bay have longer commutes to the city, 
Kingston is a fast growing, well serviced suburb 
located on the southern outlet between Hobart 
and the Huon Valley.  Kingston contains the main 
commercial shopping centre within this municipal 
area while Blackman’s Bay offers water frontage.   

Just under $1 million in Kingston will buy you a 
character, 4-bedroom, 2-bathroom home with 
in-ground heated pool on 4,000 square metres of 
land. For those with smaller pockets a 3-bedroom, 
2-bathroom home on just under 1,000 square metres 
can be purchased from around $380,000.

Brighton, a north-western suburb of Hobart is 
approximately 27 kilometres from the centre and is 
an affordable suburb with vacant land sale prices 
starting from $87,500.  A 4-bedroom, 2-bathroom, 

established modern home on acreage can be 
purchased in Brighton from around $495,000.

Reported gross yields for investors in Tassie’s south 
for residential property range from 3.9% to 5.5% 
with vacancy rates of 2.8%.

In Tasmania’s north, Perth, a Launceston satellite 
village approximately 18 kilometres from the city 
has been popular with first home buyers due to the 
affordability of vacant land, especially those who 
took advantage of the first home builder’s boost 
grant which at its peak made $30,000 available to 
eligible buyers. Recent vacant land sales in Perth 
range from $70,000 to $105,000. 

For fringe dwellers who desire larger parcels of land, 
the suburbs of Riverside, Legana and St Leonards 
deliver on this need.  

St. Leonards is an established suburb to the south-
east of Launceston’s centre and offers a variety 
of property types with a more recent residential 
development offering larger lifestyle blocks.  An 
older style, 210 square metre residential property 
with a land parcel of just over two hectares recently 
sold in St Leonards for $420,000.  

Recent sales of vacant land over one hectare were 
purchased from between $160,000 and $200,000.

  

Pockets of Riverside and Legana have water views 
as they are located alongside the Tamar River to 
Launceston’s north-west.  Both of these suburbs 
contain good facilities including shopping centres, 
schools and child care facilities.   

An older style, 4-bedroom, 3-bathroom home on 
just under two hectares with river views in Riverside 
recently sold for $625,000.  A similarly aged, slightly 
smaller home  in Legana on just under half a hectare 
with an impressive heated indoor pool recently sold 
for $565,000. A recent vacant land sale in Legana 
for a parcel of 2,000 square metres achieved 
$159,500.

Other northern fringe suburbs or satellite towns such 
as Rocherlea, Ravenswood and George Town have 
limited investor appeal.  Homes in these suburbs can 
be purchased for less than $100,000. While some 
investors may achieve good gross returns in these 
suburbs they should consider that returns are offset 
by limited capital growth potential in these less 
sought after suburbs.
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Darwin
To identify the fringe suburban areas of the Darwin 
residential market, we must split it up into three key 
areas. These are inner city, the northern suburbs and 
the nearby satellite city of Palmerston. Each of these 
areas has their own fringe suburbs with a common 
trait shared by all - they generally have the most 
affordable prices for their sector. 

The inner city fringe suburbs comprise Stuart Park, 
Ludmilla and The Narrows. Stuart Park occupies a 
position nearest the Darwin CBD area and has a mix 
of units and houses whilst Ludmilla and The Narrows 
are primarily single residential dwellings on large 
residential allotments. Generally those who can’t 
afford the pricier options of the CBD, Larrakeyah, 
Parap or Fannie Bay look to these suburbs as they 
are in relatively convenient locations close to the 
city, with good access to public transport, local 
schools and other amenities. There has been little 
to no activity on the sales front for houses in these 
suburbs, with Stuart Park having only four house 
sales in the December 2015 quarter. This is reflective 
of the Darwin market overall which is struggling, with 
overall vacancy rates up to 8.2% (source: REINT).

The volume of unit sales in the inner city fringe 
suburbs has fared substantially better however, 
with sales in Stuart Park increasing by 42% but 
with a median price drop of 10% (source: REINT). 
This can be attributed to new developments being 

released to the market such as the highly awarded 
Artique complex and savvy investors jumping 
on a bargain. These figures can be significantly 
misleading however. Due to the withdrawal of the 
first home buyer’s grant for existing dwellings, new 
developments have become extremely attractive 
while existing units have experienced substantial 
softening. A semi-modern 2-bedroom unit in 
Stuart Park recently sold for as low as $385,000.  
The downturn in the market has opened up the 
potential for good buying in the area, with the added 
convenience of being close to the CBD. 

A secondary fringe area is the ex Government 
housing dominated part of the northern suburbs, 
particularly Malak and Karama. Considered the 
most inferior part of this area, Malak and Karama 
are primarily made up of single residential dwellings 
with a small amount of units. These suburbs have 
performed fairly similarly to other parts of the 
northern suburbs, with median house prices down 
approximately 10% on the quarter for both (source: 
REINT). Good buying can definitely be had, with 
entry level ground level 3-bedroom houses being 
sold in the mid $400,000 range. In the upper range 
elevated properties (considered superior due to the 
ease of being built under) can be purchased for as 
low as $520,000. 

Vacancy rates are up by 3.4% to 9.2% (source: 
REINT) year on year, which again is a reflection of 

the slowing down of the Darwin residential market as 
a whole.  Rents for 3-bedroom dwellings in this area 
have dropped to a median amount of $540 per week 
which equates to a 16.9% drop per annum. Long 
term, these suburbs do make for good buying for 
those who can’t afford the more expensive locations 
closer to the Nightcliff foreshore and Casuarina 
Shopping Centre. In the medium term Malak and 
Karama are expected to follow the rest of the greater 
Darwin market, having experienced a large amount 
of softening since 2014. 

Recent sales evidence has shown 
the market is stabilising however, 
with vendors setting reasonable 
price points to meet the new 
market conditions.
This leaves us with Palmerston a satellite city 
approximately 20 kilometres south of the Darwin 
CBD. The removal of the first home buyer’s grant for 
existing properties has had a large impact across the 
board. Fringe suburbs include Moulden, Rosebery, 
Woodroffe, Driver and Bakewell. Sales volumes for 
dwellings are significantly down, with last quarter 
each posting drops of at least 50% on annual 
figures. Cheap buys in Moulden mean that the mid to 
high $300,000 range can grab you a neat and tidy 
3-bedroom property.
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Unit stock is also feeling the pinch, with drops in 
median prices ranging from 2.2% in Rosebery to 18% 
in Bakewell (source: REINT). These figures reflect a 
market that has seen a significant downturn, with 
little evidence of an increase in values any time soon. 
In Bakewell a 2-bedroom semi-modern unit can be 
bought for $285,000 and in Rosebery a modern 
2-bedroom unit can be picked up for $350,000. 

The problem is all older stock is competing against 
brand new dwellings in Durack Heights or Bellamack 
with first home buyer concessions to boot. There 
are bargains out there obviously with prices down 
and vendors needing to sell, however it has become 
a waiting game for purchasers as with an excess of 
supply on the market they are spoilt for choice. There 
has been recent market evidence that 2016 won’t be 
as bad as 2015, but there is no doubt the polarisation 
of new versus old stock will remain until the Northern 
Territory Government addresses changes to the first 
home buyer’s scheme. A substantial election promise 
tackling this issue could be on the cards, with real 
estate professionals across the board agreeing on a 
necessary change and an upcoming general election 
scheduled for August 2016.
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Perth
Fringe areas of Perth are showing definite signs of an 
easing trend as demand has fallen dramatically over 
the previous 12 months. Properties are commonly 
transacting below their previous sale or valuation 
amount. Negative equity situations remain a serious 
concern. 

These areas have typically been driven by high 
demand from both investors and first home buyers, 
however supply appears to be far stronger than 
current demand due to multiple factors. Part of the 
issue has been the dramatic increase in land values 
in these areas which usually begin life targeting first 
home buyers but experienced a very strong uplift 
in values during the resource boom on the back of 
strong net migration figures. This created significant 
affordability issues and first home buyers were 
pushed further away from the CBD. 

The neighbouring suburbs of Ellenbrook, Aveley, 
Brabham and Dayton on the north eastern fringe of 
Perth are very good examples. Ellenbrook and Aveley 
are very successful, somewhat established master 
planned communities of some 30,000 residents, 
while the newly establishing suburbs of Brabham 
and Dayton are situated slightly to the south. The 
driver for demand in the area has been the ability 
to live in a modern community with a reasonable 
choice of housing. On the negative side, transport 
throughout the area is limited to bus services and 

private vehicles as there is no current train service to 
the area. The affordability of the area was attractive 
for investors during the rental squeeze experienced 
during the resources boom, with strong rental 
returns on offer. This led to a surge in demand and 
a subsequent increase in values, which has since 
subsided. Further, the area is likely to experience 
significant supply for the foreseeable future and 
as such we would expect land values to ease in line 
with current established housing statistics and is 
therefore unattractive in the short term. The long 
term outlook of the area remains strong as much 
needed infrastructure comes to fruition, however 
yields are unlikely to improve dramatically in the 
short term. 

The northern suburb of Butler is another interesting 
proposition. The suburb is situated adjacent to the 
coastal suburbs of Jindalee and Alkimos, some 40 
kilometres north of the Perth CBD. Growth has been 
subdued in the area over the previous five years with 
just a 0.6% change in the median house price and 
more recent reports of a reduction in the median 
house price by 3% in the past 12 months and 0.7% 
over the previous quarter. The proposed extension 
of the Mitchell Freeway will not extend all the way to 
Butler but it will get it several suburbs closer which is 
bound to have a positive flow on effect in the future. 
The area remains attractive due to its affordability 
and promise of a near to the coast lifestyle. Yields 

are expected to improve as coastal suburbs are 
developed and the appeal of the area increases. 

The southern suburb of Baldivis is also experiencing 
subdued performance due to its fringe location, 
extensive supply of land and a reluctance by local 
developers to re-price their land estates. Baldivis has 
long been seen as a haven for first home buyers, with 
ample parkland, new public facilities including several 
schools and modern shopping facilities. Similar to 
many fringe areas, new construction has slowed as 
demand has waned. There is a multitude of newly 
constructed dwellings on the market for less than 
replacement cost, hence the short term outlook is 
less than positive. It is common for properties not 
immaculately presented or of a less than desirable 
quality to battle to attract any interest and it’s a true 
buyer’s market. Land values require adjusting to re-
invigorate the appeal of the area before the effects 
of oversupply really hit and the suburb begins to 
stagnate. 

Unfortunately the fringe areas of Perth are unlikely 
to experience any significant increase in demand 
in the short term unless land pricing is reviewed 
or construction costs ease. We would expect 
established properties in these areas to perform 
better than house and land packages in the short 
term and yields to stagnate. 

Month in Review
April 2016

R
es

id
en

ti
al

Western Australia



Rural



56

Overview
Well the year is really off and running and as 
reflected in the national market update, deivered 
early March in Melbourne and Brisbane, the level of 
transactional volumes for the past 12 months has 
certainly cemented the trend that started to emerge 
in late 2014. Across all states and territories this 
activity had appeared to be home to the corporate 
market, however we have seen local buyers in most 
regions enter the market place. These local buyers 
are supporting the volumes and within somes areas 
giving an uplift in values.

For those interested, click here to read the Herron 
Todd White market update. I’m being a bit bold here 
to suggest that it is compelling reading, however 
really there are some notable take outs for the past 
12 months;

1. activity, 

2. water – water is a key driver and not showing signs 
of relenting, 

3. optimism – there is general overall optimism being 
reflected in most commodity markets.

It appears that dairy has some short term issues 
along the wine grape industry, which is still not up 
from the floor in the 8th round. Most others are 
setting positive trends and not isolated to one state. 
The other ongoing theme is the continued reversion 

of former MIS forestry assets back largely to grazing 
and this is expected to continue to see demand while 
the cattle market is as strong as it is. 

This month the team have provided their regular 
updates, however as you will read, one of the great 
things about agriculture is the variety. This month 
we have discussion on the forestry reversion, tree 
crops with nuts and mangoes, grazing in Central 
Queensland and grapes in the Sunraysia area 
(table and wine). These are some of the other 
commodity areas in focus, most also have that need 
for permanent water supply, something we will be 
watching closely this year. 

So sit back and take the time to see what the team 
are observing out in the market and if you get the 
chance to review the industry update please do so. 
Only about 78 slides, but when trying to cover the 
whole country and do it justice, there is not much 
ability to get this smaller.

Contact:
Tim Lane, National Director, Rural – (07) 3319 4403

New England/North West/Northern Tablelands 
NSW
Over the past six months there has been a significant 
increase in demand for larger aggregations in the 
New England, North West and Northern Tablelands 
area. We have seen an increase in buyers looking 
for well-developed properties in the $5 million to 

$15 million price bracket with an emphasis on cattle 
production. The higher rainfall areas south of Walcha 
and the Ben Lomond and Glen Innes region have 
seen recent sales from the mid $5 million to $11 
million with purchasers being a mix of local buyers 
looking to expand to out of town buyers looking 
for country with more reliable rainfall and higher 
carrying capacities. The sales, excluding buildings, 
show rates of between $6,000 and $8,000 per cow 
area.

In addition to the local and out of town buyers 
there has been an uplift in corporate and foreign 
investment across all three regions. As reported in 
the AFR in March, the recent sale of Cooplacurripa 
Station to Rifa Salutary plus two additional purchases 
of Kerriki and Number One, within five kilometres of 
Cooplacurripa, show the increased demand for cattle 
properties from overseas interests. Another sale to 
Chinese interests was Kyabra Station, 70 kilometres 
north of Tamworth which was sold for $11 million with 
an estimated carrying capacity of 25,000 DSE.

Contact:
Angus Ross  – 0427 235 600

NSW Central Tablelands
Buyer optimism – A number of rural real estate 
agents are reporting good levels of enquiry from 
purchasers about their listings (Quade Moncrieff 
Livestock and Property West Wyalong and Paul 
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Sanders Real Estate covering Parkes and Peak Hill in 
particular are speaking of this strong interest).

Value levels – More recent sales do seem to be 
indicating strong dollar per hectare rates across 
parts of Central Tablelands and Central West. This 
is consistent with agents’ talk of strong sale prices. 
Unfortunately we don’t know of any relevant re-sales 
to test whether the market is rising.

Hobby farms – For the Central Tableland’s significant 
hobby farm market, there doesn’t appear to be the 
large stock of properties for sale that there was last 
year. Sale prices for well located, more appealing 
properties appear to be strong with many of those 
sold by private treaty reaching their listing price. 

Recreational - Demand remains for recreational 
timbered bush blocks in the Central Tablelands. 
Buyers are often city based and have the full mix 
of motivations (hunting, fishing, camping, 4WD and 
motorbike and families).  Their purchase being on a 
lump sum basis is evident.

Season - Overall, it has been very dry since before 
Christmas. The Bureau  of Meteorology  website on 
14 March 2016 mentions that the 2015 to 2016 El Niño 
is weakening.

Contact:
Angus Ross  – 0427 235 600

NSW Far North Coast
Macadamia nut farms remain well sought after. The 
macadamia processor MPC has announced a 2016 
harvest price of $5.20 per kilogram nut in shell 
at 10% moisture and 33% kernel recovery. This 
continues record industry commodity prices. The 
Dunoon Macadamia Farms aggregation located about 
18 kilometres north of Lismore has reportedly sold 
for between $18 million and $20 million. This is a 545 
hectare aggregation planted to about 391 hectares 
of macadamia nut trees (stated to be about 109,000 
macadamia trees) and has extensive structural 
improvements. On the Alstonville Plateau about eight 
kilometres north-east of Lismore, a 36.52 hectare 
macadamia farm has sold for $1.75 million. This 
property has a stated 8,700 macadamia trees and 
includes two sheds, dehusking plant and working 
plant and equipment. Rural residential property 
values for farmlet style properties are also firming 
particularly in the macadamia localities closer to the 
coast between Alstonville and Byron Bay.

Strong beef cattle prices and generally very good 
pasture conditions continue. The auction of 13 ex-
Forest Enterprises Australia managed investment 
scheme timber properties in late February realized 
the sale of eight properties. Beef graziers are the 
main buyer profile with some interest from timber 
companies if the plantation timber is suitable. Prices 
were up to $755,000. These properties were all 
located west of Casino. 

A 71.83 hectare Richmond River front farm north-
west of Kyogle has sold for $940,000. It comprises 
undulating good quality Richmond River flats. There 
was a 213 megalitre water licence and underground 
mains. The land rises to grazing slopes. Structural 
improvements include a house, dairy, yards and 
numerous sheds. This sale continues further 
confirmed interest in dairying. There are additional 
anecdotal reports of a number of parties searching 
for suitable properties to invest in and participate in 
the dairy industry on the NSW North Coast.

Contact
Paul O’Keefe, 0409 763 573 

Darling Downs
Feedlot Industry Snapshot
Historically the valuation of a feedlot has never 
been a straightforward exercise as it is necessary to 
consider many issues including licenced and current 
development capacity, access to water, and staff and 
support infrastructure. However along with water, 
location is perhaps the most important aspect that a 
buyer, whether they be a corporate or a small private 
family, has to consider. It is no fluke therefore that 
the majority of feedlots in Australia are positioned 
on the inner downs of southern Queensland and 
north-eastern New South Wales. This region is 
ideally positioned in a direct line from a company’s 
western or northern holdings to their end destination 
of the abattoirs in the east. The Downs is known 
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for its consistent climate that normally allows for a 
multitude of feed related crops to be produced, high 
quality support lands, good staff accessibility and 
reliable water rights that underpin such an operation.

Since about 2000, the market began to view the 
feedlot as something more than just an opportunity 
conditioning facility. As a result we saw a rush of 
sales occur from about 2004 to 2007 coupled with 
expansion of operations through to about 2011 as 
both corporate producers and processors (in the 
main) rushed to shore up their supply lines. At about 
that point the sector reached a stage of equilibrium 
where supply broadly met demand as confirmed by 
the trend in occupancy rates during that time. This 
lasted until about mid-2014 when demand for our 
beef began to outstrip supply and as a result, feedlot 
occupancy rates began to soar.

There is limited sales evidence at our disposal prior 
to late 2014, but it does support a general market 
range of between $350/SCU and $850/SCU plus 
land and structures outside of the feedlot footprint. 
However to place this in perspective, the majority 
of these sales were either smaller basic family 
operations with no potential for expansion, larger 
scale dated facilities that needed quite substantial 
works or the purchaser paid well in excess of a 
sustainable level of value for them. Up until 2014, no 
modern large scale operation in Australia had sold 
within the previous 20 years. Valuers therefore had 

to largely follow their reading of the market when it 
came to interpreting a value for a feedlot during that 
period.

Post Mid 2014- Where do Values Sit Today?
With the benefit of hindsight, demand for feedlot 
assets started to emerge in late 2014 and early 2015 
with the sale of Charlton Feedlot in Victoria (July 
2014). At the time it was initially thought that this 
may have been a one off, however over the course of 
the past 12 months, this sale has been followed by the 
sales of Opal Creek Feedlot in Southern Queensland 
(May 2015), Myola Feedlot in Northern New South 
Wales (July 2015) and Sapphire Feedlot (December 
2015) near Goondiwindi. These feedlots were 
larger scale, better quality facilities that presented 
themselves as perfect evidence for a valuer and 
subsequently confirmed the underlying upward 
momentum of the industry. The well-established 
feedlot is now viewed as a critical component of any 
paddock to plate operation. The evidence gleaned 
from these sales has now established suitable 
industry benchmarks for the various types of 
operations and now broadly supports value ranges 
from $400/SCU to $1,000/SCU for the feedlot 
infrastructure itself depending on quality, location 
and density. 

Over the past 12 to 18 months we have seen seven 
sales at various locations and of varying sizes and 
condition. Such a turnover of feedlots has not been 

seen for many years. The current mood is positive, 
something that has been missing for about ten years. 
Further it is expected that more transactions may 
occur over the course of the next 12 months or so 
as companies strive to capitalise on the new found 
confidence underpinned by the grazing sector in 
general.

At this point it is wise to provide some caution and 
therefore not to get ahead of the game. To date we 
have not seen any evidence that has dramatically 
changed our interpretation of the value of a feedlot. 
Rather, it has largely confirmed our historical belief 
of where we have seen values position themselves. 
Therefore we don’t expect to see values significantly 
increase any time soon. However the beef industry 
in general has continued to mature, with the depth of 
the market broadening significantly over the past ten 
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years or so. Interest from foreign entities for our beef 
assets including feedlots has not been at this level for 
many years and therefore with new money coming 
into the country on a daily basis, the potential for the 
prospective buyer to not fully inform themselves of 
the current market has never been greater. 

Contact:
Douglas Knight – (07) 4639 7600

Central Queensland
There has been mixed fortunes so far this year in 
terms of seasonal conditions. Areas to the north 
of the Capricorn Highway towards Middlemount, 
Moranbah and across to Clermont received good 
rainfall in early March after a relatively late start 
to the wet season in these areas. Some areas that 
had received good rainfall leading up to Christmas 
have had little follow up rainfall in 2016. These areas 
around Wowan, Theodore and across to Taroom are 
starting to look quite dry. If rainfall is not received 
soon in these areas it is likely that graziers may have 
to start selling down stock or look for agistment in 
areas that have received more favourable conditions. 
This may even lead to some grass sales. 

Despite areas to the north of Winton receiving 
some fairly general rainfall, unfortunately graziers 
further south around Longreach are yet to receive 
any significant relief rainfall. As expected there have 
been a number of properties to hit the market in this 

region of late including Dalmore (6,582 hectares) 
and Dillulla (8,235 hectares) around Longreach 
and Kywong and Rangelands around Winton. We 
understand the Winton properties have received 
considerable recent rainfall that will likely provide 
good pasture growth which will be an interesting test 
of the market, as most other recent sales particularly 
around Longreach have been offered with limited 
pasture reserves and still attracted reasonable 
competition.

A notable recent western sale is that of Newstead 
(12,251 hectares, east of Longreach) which has 
reportedly sold for $314 per hectare ($127 per acre), 
after being passed in at auction slightly below this 
level late last year. This was a well improved Mitchell 
Grass downs block, however had limited pastures 
reserves at the time of sale. 

Muyong (9,480 hectares, north of Longreach) 
recently passed in at auction for around $263 per 
hectare ($106 per acre), also having limited feed 
reserves. 

These rates for western downs country appear to 
show a strengthening of values from previous sales 
over the past 12 to 24 months. It will be interesting 
to see if these recent value thresholds are sustained 
if and when transactions take place on the current 
listings.       

Heading east into the Central Highlands the 
upcoming auction of Albinia (19,229 hectares, north-
west of Clermont) will be a good test for the level 
of demand for larger scale grazing country in this 
location. The last sale of a larger scale property near 
this location was Bungobine (37,536 hectares, north 
of Mount Coolon) in mid 2015 for about $19.5 million 
reflecting a rate of $410 per hectare. Bungobine was 
purchased by a well established local grazier and was 
generally considered to be sound buying at the time. 

Heading further south-east into the Dawson Valley 
region, the upcoming auction of Warrenlea (3,447 
hectares, west of Moura) will be a good test for 
current demand for premium scrub and forest 
country. It will also be interesting to see if the 999 
SCU accredited feedlot attracts a premium above the 
general grazing values. 

In summer the selling season is starting to fire up 
across Central Queensland and hopefully we will have 
an increase in transactional activity to report on in 
next month’s review. 

Contact:
Michael Chaplain – 0400 968 952

South West Victoria
South-western Victoria continues to display 
strong growth in early 2016 for grazing land with a 
number of properties under contract at higher than 
previously expected prices. Growth continues to 
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be driven by high meat prices and grazing buyers 
re-entering the market following a long period of 
consolidation. Supply of rural grazing land on the 
market is declining and beginning to impact selling 
periods and increase competition for existing assets. 
Underlying land values in the south-western region 
of Victoria are expected to continue to rise for the 
remainder of 2016.

Contact:
Angus Shaw – 0448 906 075

Mildura/Sunraysia
As the weather begins to cool our region is in the 
final throes of the table and wine grape harvest.

Despite a hot spring and some hail and rain in 
January the weather has been generally very kind 
to growers with Sunraysia wine makers predicting 
a stand out 2016 vintage. The weather events did 
cause some pockets of Botrytis but wine makers 
report that this vintage is likely to have the best red 
and white varieties of wine produced since 2012. 
The Murray Valley Wine Grape Growers (the grower 
representative body) is optimistic that slightly higher 
prices in the Sunraysia region for red varieties will 
be achieved from the $300 per tonne paid last 
year. White wine is also expected to show a good 
increase albeit from a very low base with chardonnay 
expected to return $260 to $270 per tonne, up from 
$223 per tonne last year.  

The fresh fruit table grape harvest is in full swing. 
Growers are reporting a bumper year off the back 
of excellent weather conditions with significant 
increases in volume and fruit quality reported 
which has resulted in a rise in fruit prices paid for in 
particular the premium Crimson Seedless variety. 
Reports suggest that well in excess of $30 per box is 
being obtained, resulting in likely good profitability 
for many growers. A number of new patented 
varieties have been planted in recent years which 
are now reaching full bearing capacity. Some of 
these varieties are also proving popular with market 
participants with good returns resulting. 

There have been some significant transactions in the 
process of major table grape holdings in the tightly 
held Robinvale and Euston areas which when settled 
will show value levels above the previous record 
levels for this area.

At a time when sections of the Murray River are badly 
affected by blue-green algae, a select committee 
examining the impacts of the Murray Darling Basin 
Plan will deliver its final report to the Senate shortly. 
It will be of interest to note the recommendations of 
this report given in recent times the Darling River 
has stopped flowing for the third time in eleven years 
and the supply of water to Broken Hill has been 
severely impacted. Additionally on the Victorian side 
of the Murray River, stock and domestic water to 
some Mallee towns has been turned off because of 

the blue green algae blooms near the take off points 
for the Mallee pipeline from the Murray River. This 
has necessitated the need to cart water for general 
domestic and stock water uses in these locales.

There has been no significant dryland or grazing 
holding sales settled over the past month.

Contact:
Carlo Vadori – 0409 825 837

Northern Territory
The thinly traded horticultural market has recorded 
two sales since the start of the year. Both sales were 
mango plantations located in the Greater Darwin 
area. 65 Cain Road is 53 kilometres south-east of 
Darwin in the Lambells Lagoon horticultural precinct 
just off the Arnhem Highway. The farm has a mix of 
approximately 11,000 mature Kensington Pride and 
R2E2 varieties and despite a previous marketing 
campaign, was purchased off market for $2 million. 
The purchaser was an established local mango 
farmer who also owns packing facilities near the sale 
property. The sale excluded plant and equipment, 
had basic building structures and a reasonable 
irrigation system serviced by two bores. At a touch 
under $20,000 per hectare (planted area), this deal 
looks reasonable buying.   

The second sale at 385 and 425 Heathers Lagoon 
Road near Lake Bennett, 80 kilometres south of 
Darwin, showed $1.25 million or a bit over $25,000 
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per hectare (planted area) in another off the market 
transaction. This was actually a two-part transaction 
with deals executed about a month apart (December 
and February) however was treated as one sale. The 
sale comprised approximately 5,500 trees (a mix of 
Kensington Pride and R2E2) with expansion land for 
another 500 trees. The purchaser was an established 
grower from the Darwin region who has strong 
industry links.

We understand that a sale of Pine Creek Mangoes 
(95.8 hectares) adjacent to the township of Pine 
Creek, about 230 kilometres south of Darwin has 
taken place (as a transfer of shares). There were 
approximately 66 hectares of Kensington Pride 
mango trees (five year old infill trees and mature 
trees) with irrigation via a number of on-farm dams 
(with a reserve supply available from the old Pine 
Creek mine pit) which added to the aesthetic appeal 
of the property and an extensive packing shed 
facility. The vendor had developed a strong market 
niche supplying higher quality fruit to Perth by 
way of agreements with a major supermarket. The 
added value of this supply chain and packing shed 
facility made this an attractive entire package. The 
purchaser was the same as for the Lake Bennett 
property above. The sale is likely to show in excess of 
$20,000 per hectare (plantation).

The Northern Territory mango industry appears to 
be devolving into two distinct parts: professionally 
run and market operations which have obtained good 
production levels and premium prices (such as the 
Lake Bennet and Pine Creek properties above); and 
properties which are managed on an inferior basis 
and therefore are of marginal viability. We note that 
aside from these sales there have only been four 
mango farm sales in the Northern Territory since 
2009.

Contact:
Frank Peacock – 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.
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Capital City Property Market Indicators – Houses

Month in Review
April 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 Steady Steady Steady Increasing Steady Increasing Steady 

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

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

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

Stage of Property Cycle Starting to decline Approaching peak 
of market 

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

Rising market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Occasionally Occasionally Occasionally Occasionally Almost never 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 – Units

Month in Review
April 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 Increasing Increasing Increasing Steady Increasing Steady Increasing Steady 

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

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

Volume of Unit Sales Declining Increasing strongly - 
Increasing 

Steady Steady Declining 
significantly 

Steady Declining Steady 

Stage of Property Cycle Starting to decline Peak of market Starting to decline Start of recovery Declining market Start of recovery Approaching bottom 
of market 

Bottom of market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Occasionally Occasionally Occasionally Almost never 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 – Industrial

Month in Review
April 2016

 

Capital City Property Market Indicators – Industrial 
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 

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 Increasing Increasing Increasing Increasing Steady Steady Steady 

Rental Rate Trend Stable Stable Declining Declining Declining Declining Stable Stable 

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

Stage of Property Cycle Declining market Approaching peak 
of market 

Approaching peak 
of market 

Approaching 
bottom of market 

Approaching 
bottom of market 

Bottom of market Approaching 
bottom of market 

Start of recovery 

Local Economic Situation Flat Flat Flat 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 Large 

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

Month in Review
April 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 Balanced market Balanced market Shortage of available 
property relative to 
demand 

Balanced market Balanced market Balanced market 

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

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

Trend in New House 
Construction 

Steady Steady Increasing Declining - Steady Steady Declining Increasing Steady 

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

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

Peak of market Approaching peak of 
market 

Starting to decline 

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Occasionally Occasionally Almost never Almost never - 
Occasionally 

Occasionally Frequently 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 – Houses

Month in Review
April 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 Balanced market Shortage of available 
property relative to 
demand 

Severe shortage of 
available property 
relative to demand 

Balanced market Over-supply of 
available property 
relative to demand 

Balanced market 

Rental Vacancy Trend Steady Steady Steady Steady Tightening Steady Increasing Increasing 

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

Trend in New House 
Construction 

Steady Steady Increasing Steady Increasing Steady Steady Steady 

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

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

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Occasionally Occasionally Occasionally Occasionally Occasionally Occasionally 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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East Coast New South Wales Property Market Indicators – Units

Month in Review
April 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 

Balanced market Balanced market Shortage of available 
property relative to 
demand 

Balanced market Balanced market Balanced market 

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

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

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

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

Stage of Property Cycle Bottom of market Approaching peak 
of market 

Peak of market Starting to decline Approaching peak of 
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 Occasionally Almost never Frequently 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
April 2016

 
 

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

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

Severe shortage of 
available property 
relative to demand 

Balanced market Over-supply of 
available property 
relative to demand 

Balanced market 

Rental Vacancy Trend Steady Steady Steady Steady Tightening Steady Increasing Steady 

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

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

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

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

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Occasionally Occasionally Occasionally Occasionally Occasionally Occasionally 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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East Coast New South Wales Property Market Indicators – Industrial

Month in Review
April 2016

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

Q’beyan 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 

Balanced market 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 

Balanced market 

Rental Vacancy Trend Steady Tightening Steady Steady Steady Increasing Steady Steady 

Rental Rate Trend Stable Stable Stable Stable Stable Stable Stable Stable 

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

Stage of Property Cycle Start of recovery Start of recovery Rising market Rising market Start of recovery Starting to decline Bottom of market Declining market 

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

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

Large Significant Significant Significant Small Large Significant - Large Significant 

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

Month in Review
April 2016

 

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

Rental Vacancy Situation 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 

Balanced market Over-supply of 
available property 
relative to demand 

Rental Vacancy Trend Increasing Steady Steady Steady Steady Increasing Steady Steady 

Rental Rate Trend Declining Stable Stable Stable Stable Declining Stable Declining 

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

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

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

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

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

Month in Review
April 2016

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

Devonport Hobart Launceston 

Rental Vacancy Situation Balanced 
market 

Shortage of 
available 
property relative 
to demand 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand - 
Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

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

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

Trend in New House 
Construction 

Steady Increasing Increasing Declining Steady Declining Steady Steady Steady Declining Declining Declining 

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

Steady Steady Steady Steady Steady Steady 

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

Peak of 
market 

Approaching 
peak of 
market 

Start of 
recovery 

Rising market 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
April 2016

Victorian and Tasmanian Property Market Indicators – Units 

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

Rental Vacancy Situation Balanced 
market 

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 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

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

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

Trend in New House 
Construction 

Steady Steady Declining Declining Steady Declining Steady Steady Steady Declining Declining Declining 

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

Steady Steady Steady Steady Steady Steady 

Stage of Property Cycle Starting to 
decline 

Rising market Rising market Start of 
recovery 

Peak of 
market 

Peak of 
market 

Start of 
recovery 

Start of 
recovery 

Bottom of 
market 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Are New Properties Sold at 
Prices Exceeding Their 
Potential Resale Value 

Occasionally Occasionally Almost never 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 
 

  



© Herron Todd White Copyright 2016

M
ar

ke
t

In
di

ca
to

rs

75

1

Victoria/Tasmania Property Market Indicators – Industrial

Month in Review
April 2016

Victorian and Tasmanian Property Market Indicators – Industrial 
Factor Ballarat Bendigo Echuca Gippsland Melbourne Mildura Wodonga Burnie/ 

Devonport Hobart Launceston 

Rental Vacancy Situation 
 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced market Over-supply of 
available 
property relative 
to demand 

Balanced 
market 

Balanced 
market 

Rental Vacancy Trend 
 

Increasing Steady Steady Increasing Increasing Steady Steady Increasing Increasing Steady 

Rental Rate Trend 
 

Stable Stable Stable Stable Stable Stable Stable Stable Stable Stable 

Volume of Property Sales 
 

Steady Steady Steady Declining Steady Steady Steady Declining Steady Steady 

Stage of Property Cycle 
 

Start of 
recovery 

Rising market Rising market Bottom of 
market 

Start of 
recovery 

Rising market Rising market Bottom of 
market 

Start of 
recovery 

Rising market 

Local Economic Situation 
 

Steady 
growth 

Steady growth Steady growth Contraction Steady 
growth 

Steady 
growth 

Steady growth Contraction Steady growth Steady growth 

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

Significant Small Small Small Significant Small Small Small 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 
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Queensland Property Market Indicators – Houses

Month in Review
April 2016

Queensland Property Market Indicators – Houses 
Factor Cairns Townsville Whitsunday Mackay Rock-

hampton Emerald Gladstone Bundaberg Hervey 
Bay 

Sunshine 
Coast Brisbane Ipswich 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 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Rental Vacancy Trend Steady Steady - 
Increasing 

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

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

Strong Strong Strong Strong Strong 

Trend in New House 
Construction 

Declining Declining Steady Declining 
- Steady 

Steady Declining 
significantly 

Declining Steady Increasin
g 

Increasing Increasing 
strongly 

Increasin
g 

Increasing Increasing 

Volume of House Sales  Declining Steady Steady Increasin
g - Steady 

Steady Steady Steady Steady Increasin
g 

Increasing Declining Declining Steady Steady - 
Declining 

Stage of Property Cycle Rising 
market 

Bottom of 
market 

Start of 
recovery 

Approachi
ng bottom 
of market 

Approaching 
bottom of 
market 

Approachin
g bottom of 
market 

Approachin
g bottom of 
market 

Bottom of 
market 

Start of 
recovery 

Rising 
market 

Rising 
market 

Approachi
ng peak 
of market 

Approachin
g peak of 
market 

Approaching 
bottom of 
market 

Are New Properties Sold at 
Prices Exceeding Their 
Potential Resale Value 

Occasion-
ally 

Almost 
never 

Almost never Occasion-
ally 

Occasionally Occasion-
ally 

Occasion-
ally 

Almost never Occasion-
ally 

Occasion-
ally 

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
April 2016

Queensland Property Market Indicators - Units 

Factor Cairns Townsville Whitsunday Mackay Rock-
hampton Emerald Gladstone Bundaberg Hervey 

Bay 
Sunshine 

Coast Brisbane Ipswich Gold 
Coast Toowoomba 

Rental Vacancy Situation Shortage 
of 
available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-
supply of 
available 
property 
relative to 
demand 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Large over-
supply of 
available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Over-
supply of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Over-supply of 
available 
property relative 
to demand 

Rental Vacancy Trend Tightenin
g 

Steady Steady Steady - 
Increasin
g 

Steady Steady Increasing Increasing Steady Steady Increasing Increasin
g 

Steady Increasing 

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

Fair Fair Strong Fair Soft - Fair 

Trend in New Unit 
Construction 

Declining Declining Increasing Declining 
- Steady 

Steady Declining 
significantly 

Declining Steady Steady Increasing Increasing 
strongly 

Increasin
g 

Steady Increasing 

Volume of Unit Sales  Declining Steady Declining Steady - 
Declining 

Declining Declining Steady Steady Increasing - 
Steady 

Increasing Steady Steady Steady Steady - 
Declining 

Stage of Property Cycle Start of 
recovery 

Bottom of 
market 

Approaching 
bottom of 
market 

Declining 
market 

Approaching 
bottom of 
market 

Declining 
market 

Declining 
market 

Bottom of 
market 

Start of 
recovery 

Rising 
market 

Starting to 
decline 

Approachi
ng peak 
of market 

Approachin
g peak of 
market 

Approaching 
bottom of 
market 

Are New Properties Sold at 
Prices Exceeding Their 
Potential Resale Value 

Occasion-
ally 

Almost 
never 

Almost never Occasion-
ally 

Occasionally Occasion-
ally 

Occasion-
ally 

Almost never Occasion-
ally 

Occasion-
ally 

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 – Industrial

Month in Review
April 2016

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

Coast Brisbane Gold Coast Toowoomba 

Rental Vacancy Situation Balanced 
market 

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 

Balanced 
market 

Balanced 
market 

Over-supply of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced market 

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

Increasing Tightening Steady 

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

Declining Stable Stable - 
Increasing 

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

Stage of Property Cycle Start of 
recovery 

Bottom of 
market 

Declining 
market 

Approaching 
bottom of market 

Approaching 
bottom of 
market 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Approaching 
peak of market 

Rising market Start of recovery 

Local Economic Situation Flat Flat - 
Contraction 

Contraction Flat Flat Flat Flat Steady growth Flat Steady growth Steady growth - 
Flat 

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

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

Month in Review
April 2016

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

Valley Iron Triangle Mount 
Gambier Riverland Alice Springs Darwin South West 

WA Perth 

Rental Vacancy Situation Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Shortage of 
available 
property relative 
to demand 

Over-supply of 
available 
property relative 
to demand 

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 Steady Steady Increasing Increasing Increasing Increasing 

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

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

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

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

Stable Approaching 
bottom of 
market 

Approaching 
bottom of market 

Declining market Starting to 
decline 

Are New Properties Sold at Prices Exceeding 
Their Potential Resale Value 

Occasionally Occasionally Occasionally Occasionally Occasionally Occasionally Occasionally 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
April 2016

SA, NT and WA Property Market Indicators – Units 
 

Factor Adelaide Adelaide Hills Barossa 
Valley 

Iron 
Triangle 

Mount 
Gambier Riverland Alice Springs Darwin South West 

WA Perth 

Rental Vacancy Situation Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced market Shortage of 
available 
property relative 
to demand 

Over-supply of 
available 
property relative 
to demand 

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 Steady Steady Increasing Increasing Increasing Increasing 

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

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

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

Declining 

Stage of Property Cycle Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Bottom of market Stable Approaching 
bottom of 
market 

Approaching 
bottom of 
market 

Declining 
market 

Starting to 
decline 

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 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 – Industrial

Month in Review
April 2016

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

 Alice Springs Darwin South West 
WA Perth 

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

Over-supply of 
available 
property relative 
to demand 

Over-supply of 
available property 
relative to 
demand 

Over-supply of 
available 
property relative 
to demand 

Large over-supply 
of available 
property relative 
to demand 

Over-supply of 
available property 
relative to 
demand 

Over-supply of 
available 
property relative 
to demand 

Over-supply of 
available property 
relative to 
demand 

Over-supply of 
available property 
relative to 
demand 

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

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

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

Stage of Property Cycle Approaching 
bottom of 
market 

Approaching 
bottom of 
market 

Approaching 
bottom of market 

Approaching 
bottom of 
market 

Bottom of market Approaching 
bottom of market 

Approaching 
bottom of 
market 

Approaching 
bottom of market 

Peak of market 

Local Economic Situation Contraction Contraction Contraction Contraction Flat Contraction Contraction Contraction Flat 

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

Large Large Large Large Large Significant 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 every day, 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.


