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There’s beauty in those architectural wrinkles 
according to the property buying public, and many 
potential owners are dying to acquire a little bit of 
history.

Heritage style property is varied 
throughout the nation. From old 
bluestone cottages in the southern 
climbs through to timber-and-tin in 
the tropics. 
We enjoy such a diverse climate that many of our 
early 20th century (and some even prior to 1900) 
enjoy grand variations from location to location. 
This gives a place it’s character and tells a story of 
housing evolution in our population centres. Who said 
real estate wasn’t a romantic space?

Of course, old homes bring certain challenges. 
There’s a continual tussle between preservation, 
restoration and detonation. Modern designs may one 
day be historic sculptures (in about 100 years or so), 
but plenty of us want to ensure we retain our past 
architectural triumphs for generations to enjoy.

So here lies a quandary – are buyers more likely to 
add a premium to own an older dwelling – a charm 
multiplier if you like – or do they see the old bones 
being held together by chipped paint and legislation 
that’s doing nothing more than road blocking 
progress?

The answer is probably a bit of both, but the 
discussion is long – fortunately we have it here in this 
month’s issue of Month In Review.

We’ve asked our teams from around the nation to 
consider heritage style homes throughout their 
patch. From protected gems through to good 
structure in poor repair, we’ve asked each office to 
identify the best examples of these properties in 
their areas.

It’s also an interesting study in who buys heritage. 
Most buyers interested in keeping the old things alive 
will consider renovation, but it doesn’t take much to 
flip from being a smart-equity-increasing reno into 
becoming an overcapitalised money-pit. Some homes 
are so nuanced (and in need of repair) that it’s hard 
to know when to stop with the renos! Our residential 
experts can give you a heads up in this aspect too.

If you’re here to enjoy our commercial wisdom 
then we hope you’re keen on the retail market, and 
particularly the nitty gritty of rents in this sector. 
Here we have examples of the rental levels being 
achieved throughput the nation. We’re also looking 
at what drives prime and secondary rental demand, 
as well as a few predictions from our team on where 
rents are heading.

So pop in the hearing aid, grip onto the Zimmer 
Frame and let’s potter holus bolus into our country’s 
heritage sector – but don’t leave the home without 
first letting the kids at Herron Todd White know 
what you’re up to. We have the expertise to get you 
across the road safely and ensure there’ll be barely a 
stumble on your path to acquiring a bit of Australian 
history.

Heritage property – ‘why oldies rock’!

50 may be the new 40 – or is it 60 is the new 30? I guess it depends 
on who you ask but our great nation has graduated into an era where 
heritage is respected. 
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Overview
Rents drive values in the retail sector. If your 
investment remains vacant, or is tied up under an 
unrealistic lease, the value of the asset is under 
threat. Understanding what’s driving rents, and 
where your holding sits within this market, becomes 
imperative to ensuring you’ve got your portfolio 
heading in the right direction.

This month, our offices give a location-by-location 
analysis of rental markets, as well as some hit 
predictions on where they’re set to head.

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

Generally rents look likely to 
remain stable this year with 
evidence that increases in prime 
locations are probable. 
The Sydney CBD continues to experience strong 
demand from local and international fashion 
retailers. The lack of available space has resulted in 
some rental growth. Smaller retail premises such 
as those suitable for cafes are also in demand, with 
rental rates showing signs of upward pressure. 
Recent examples indicate some small retail shops 

are now paying over $4,000 per square metre gross. 
Average rates tend to sit around $2,000 per square 
metre for conventional space. The demand is in part 
driven by increased tourism due to the low Australian 
dollar. Tourism generally increases demand for prime 
retail space.    

Suburban strips have undergone a revival to some 
extent with increased demand driving up rental 
rates, particularly in areas renowned for food and 
beverage outlets, cafes and restaurants. Some 
pockets of fashion remain popular in suburban areas 
although retailers generally favour shopping centres. 
Suburban rental rates along prime strips such as 
Newtown, Balmain and Surry Hills are generally 
above $1,000 per square metre gross for well 
positioned, well exposed retail premises.  

Discounting or decline of retail rental rates seems to 
be restricted to suburban strata lots. The increase 
in mixed use development across the Sydney metro 
area has increased supply. Rates here are typically 
negotiated on a weekly basis with incentives used to 
attract tenants. 

The outlook for retail rental rates is positive with 
2016 looking to be a year of further growth in rental 
values, particularly among prime locations where 
supply is limited. 

Overall the retail market in Sydney looks set to 
continue its pattern of growth for the rest of year. 
Demand continues, supply is limited and with 

low interest rates, investors are keen to secure 
properties with strong lease covenants. All these 
factors are likely to contribute to another steady year 
for the retail sector. 

Canberra
The Canberra retail market has experienced difficult 
trading conditions over recent years, although some 
improvement has been noted of late.  Retail sale 
statistics issued in February by the ABS indicate that 
growth has occurred in the ACT albeit at a relatively 
low level of 1.1% for the month in trend terms.  
The trend is however positive and augers well for 
retailers.

Against this backdrop of retail activity is the 
geography of Canberra’s commercial property.  
Retail areas in the ACT are structured to reflect 
the principles of a hierarchical system of centres 
comprised of the city centre (also known as 
Canberra City or Civic), town centres (Woden, 
Belconnen, Tuggeranong and Gungahlin), group 
centres (including Calwell, Charnwood, Chisholm, 
Conder, Curtin, Dickson, Erindale, Hawker, Jamison, 
Kaleen, Kambah, Kingston, Kippax, Manuka, 
Mawson, Wanniassa and Weston) and local centres.  
Consequently, the ACT is well catered for the 
provision of goods and services.

Although population continues to increase, supply 
levels of retail premises remain high and demand 
is generally soft especially for smaller local 
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shopping centres that have struggled with declining 
patronage given the attraction of group centres 
and town centres providing competition from larger 
supermarkets with a greater range of products.

Rents vary depending on the location, size and 
strength of the centre plus the use and attributes of 
the premises.

The outlook for the Canberra retail market is for slow 
to medium take-up levels to continue over the next 12 
months and a need for incentives to continue.

Illawarra
Rents within the local retail property market continue 
to remain flat with little upward pressure due to 
the amount of supply and an evolving industry that 
continues to be impacted by online retailing and 
rapidly changing consumer demands.  

In the Wollongong CBD demand is mostly from local 
food and beverage retailers with the emergence of 
numerous cafes, small bars and restaurants over the 
years as part of a push by Wollongong City Council 
to activate the CBD and encourage the evening 
and night time economy. The number of residential 
unit developments taking place in the CBD should 
improve trading conditions for these retailers once 
these projects are completed. Crown Street Mall is 
yet to fully recover from the opening of GPT’s West 
Keira shopping centre and refurbishment works 

with a medium level of vacancies and softening 
rents. This precinct has seen a number of service 
and commercial businesses take space replacing 
traditional clothing and fashion retailers. 

The variation in rents between prime and secondary 
retail tenancies remains high and this is expected 
to continue in the foreseeable future. Incentives 
remain common (10% to 20%) and letting up periods 
(three months to 12 months) have remained relatively 
consistent. In broader terms, market conditions are 
still skewed in favour of tenants.  

Newcastle
Retail rents in the inner city of Newcastle are hot in 
a few localities around the city. The Boardwalk within 
the Honeysuckle precinct remains the most highly 
sought after retail precinct and consequently, the 
rental rates are the highest in the city on average 
on a rate per square metre basis. The older more 
established eat street precincts along Darby Street, 
Cooks Hill and Beaumont Street, Hamilton are 
slightly secondary to Honeysuckle and while still very 
popular and with very low levels of vacancy, rental 
rates are lower on average than The Boardwalk. We 
should note that the Hunter Street Mall continues to 
reflect poor market fundamentals and high vacancy 
rates. Rental rates along this strip are low and have 
been falling for many years, though the decline in 
rents has slowed in recent years.

Suburban retail precincts that are secondary to these 
three primary retail localities obviously will show 
lower rental figures. There are a number of factors 
at play here, including local trade and demographic 
features and proximity to schools and regional 
shopping centres. 

A strong secondary retail trade 
area is the Warners Bay precinct 
along The Esplanade which is 
adjacent to Lake Macquarie. 
Our research indicates a nominal discount of 25% 
to 30% in the Lakeside Warners Bay retail precinct 
from the prime retail harbour side Honeysuckle 
precinct.  This discount is considered typical in the 
market place for a strong secondary retail precinct. 
These rental rates are far stronger than say the 
Hunter Street Mall in the CBD for example. 

Generally retail rents have been stagnant or even 
declining in secondary retail localities, while the 
prime spots are showing moderate rental growth 
due primarily to consistently low vacancy rates. This 
trend is expected to continue in the short term. 

NSW North Coast
Anecdotal evidence is that the retail sector remains 
in a state of flux with reduced sales and strong 
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competition between retailers within market 
segments. The broader market is inconsistent with 
premium locations being well held with limited 
vacancies and static rents. Secondary locations are 
harder to lease with downward pressure on rents and 
lease incentives prevalent.

Ballina
Ballina CBD has experienced falls in retail rents from 
previous levels of $275 to $350 per square metre. 
Some recent leases have resulted in rents in the 
vicinity of $190 to $275 per square metre. 

Lismore 
Prime retail locations of Lismore previously would 
have achieved $290 to $350 per square metre. More 
recent evidence indicates $240 to $325 per square 
metre.  

An example of this is 146 Molesworth Street, Lismore 
which was leased for $287 per square metre in 2010 
and achieved $241 per square metre in 2015.

In secondary locations in Lismore, the fall has been 
less dramatic with rents expected to range from $90 
to $175 per square metre.  

Byron Bay 
The exception to these broader observations is Byron 
Bay. Agents are reporting strong market interest 
from potential tenants with limited supply and 
upward pressure on rents. Agents are even reporting 

key money being paid to secure superior retail 
locations. At times this comes in the form of buying 
an existing business to secure the site. Byron Bay 
retail rents tend to be within the vicinity of $1,000 
to $1,500 per square metre in premium locations, 
$700 to $1,000 per square metre for good locations 
and $400 to $600 per square metre for secondary 
locations.
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Melbourne
Retail rents have remained relatively stable within 
the Melbourne CBD and in many major retail 
precincts within the inner Melbourne suburbs 
throughout the end of 2015 and into the first 
quarter of 2016. Variances throughout these retail 
precincts are evident and tenancies within secondary 
retail precincts often remain difficult to lease and 
experience longer letting up periods.

The Melbourne CBD and inner suburban retail leasing 
market has been affected by various economic and 
demographic factors over the past 12 months.

In the Melbourne CBD tenant 
demand has increased from 
international retailers in recent 
years who are seeking prime retail 
locations for landmark stores.
 With retail centres such as Emporium (and St Collins 
Lane set to open in May 2016) drawing considerable 
foot traffic to the CBD, landlords have experienced a 
considerable decrease in vacancy rates. Overall, the 
decrease in vacancy rates has supported the current 
rental levels with increases in highly sought after 
locations.

There has been a substantial change in the tenancy 
mix in the Melbourne CBD and other previously 
fashion oriented retail precincts such as Chapel 
Street, Prahran and South Yarra, Bridge Road, 
Richmond and Smith Street, Collingwood. There has 
been a significant increase in the number of food 
related tenants in these locations. This category 
has experienced a high level of growth in recent 
years while other types of tenants such as clothing 
and household goods retailers have experienced 
a decline. The retail leasing market has benefited 
from growth within the residential sector through 
increases in density along existing retail strips. As 
housing density and population increases in these 
locations, so does demand for restaurants and 
cafés with this influx also influenced by the current 
popular foodie culture. Retail strips with traditionally 
higher vacancy rates are slowly witnessing a shift 
towards lower vacancy rates and higher rents due to 
increases in demand.

In secondary retail locations which may provide 
less exposure and are further removed from public 
transport and other facilities there has not been 
the same level of new entrants into the market. This 
has resulted in overall slower growth with some 
secondary precincts adapting to the changes in the 
retail environment.

Business confidence rose in March to an almost ten 
year high. Figures release by the Australian Bureau 
of Statistics indicated that in February, Australian 
retail trade had seen marginal but steady increases. 
This increase in confidence coupled with the steady 
increase in retail turnover is likely to create a case for 
new and existing retailers to enter or expand within 
the Melbourne retail property leasing market.

Bridge Road, Richmond experienced a peak in 
vacancy levels of around 20% in 2012 after the 
once popular seconds clothing destination was 
significantly adversely affected by the new DFOs 
(Direct Factory Outlets developed in other CBD and 
metropolitan locations. This strip is now re-inventing 
itself with a greater focus on food and vacancy levels 
are now starting to fall. Rents are currently in the 
range of $250 to $450 per square metre. Rents 
within the Chapel Street, Prahran and South Yarra 
retail precinct are in the range of $450 to $800 per 
square metre.

Within the well regarded inner suburban precincts 
such as Glenferrie Road, Malvern and Hawthorn rents 
are currently reflective of strong demand. Within 
Malvern, some prime retail shops are leasing for in 
excess of $700 per square metre with typical rates 
in the range of $400 to $700 per square metre. 
Glenferrie Road, Hawthorn continues to perform 
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strongly with typical rents in the range of $700 
to $1,100 per square metre within the prime retail 
precinct.

Continued residential and commercial development, 
an increasing population and higher levels of tenant 
demand within the Box Hill area are driving a strong 
retail leasing market particularly within the Station 
Street precinct. The typical rents within this precinct 
are in the range of $550 to $1,100 per square metre 
with some leases producing rates in excess of $1,200 
per square metre.

Major variations in rental rates exist between the 
super prime, prime and secondary categories within 
the Melbourne CBD. Some rents within the Bourke 
Street Mall precinct are in excess of $10,000 per 
square metre for super prime positions with typical 
rents in the range of $8,000 to $10,000 per square 
metre. Retail rates for shops within other prime 
locations in the Melbourne CBD range from $1,000 to 
$4,000 per square metre. Secondary retail shops are 
typically returning $350 to $1,500 per square metre.

Within the inner suburban retail market there is a 
high level of variance within prime and secondary 
rents. For example within Burke Road, Camberwell 
rentals achieved in the prime sector of the retail 
strip may be in excess of $1,000 per square metre 
while rents for similar size retail tenancies within the 
inferior northern precinct are between $300 to $500 

per square metre. A similar level of variance exists in 
most major inner suburban retail precincts. 

The Melbourne retail property market has already 
produced some strong sales results throughout the 
first quarter of 2016, however we believe that this 
is mainly driven by investor confidence and may not 
ultimately reflect what is happening in relation to 
tenant demand and rental affordability. Essentially, 
rental growth seems to have remained relatively 
modest in comparison to the record breaking capital 
values achieved by recent sales in the retail sector.

A few traditionally large format retailers may also 
be looking to secure smaller stores in sought after 
locations. Major retailers such as Woolworths, 
Coles, IKEA, David Jones, Myer and Bunnings have 
reportedly all begun searches for smaller format 
retail premises to cater to the time-poor customer. 
Given the high possibility of large scale roll outs of 
these smaller format retail premises, the increased 
demand may result in further strengthening of 
the retail leasing sector as large national and 
international brands seek to secure premises in 
convenient locations.

Echuca
Retail rentals vary widely depending on the location 
and quality of the building and size of the tenancy. 
Bottom end rates start at $150 per square metre 
per annum (net excluding GST) for tenancies in need 

of a fitout in older buildings in secondary locations, 
extending to as much as $500 per square metre per 
annum for very small spaces in the prime retail strips. 

A general bracket of $300 to $350 
per square metre per annum exists 
for average type tenancies in the 
main retail strip.
Mildura
The Mildura retail market has generally stagnated in 
recent years.  The major drivers of rents for smaller 
premises are considered to be location in terms 
of exposure to foot traffic and the standard of the 
premises. 

Many smaller, local retail businesses have struggled 
in recent times, resulting in rents for traditional small 
inner city shops stagnating and in some cases falling. 
Agents are reporting demand from national tenants 
who wish to be in the inner city retail area, but that 
they require premises with larger lettable areas than 
are commonly found.  To date we have not seen any 
significant refurbishment of smaller retail stores, 
however this may change as landlords realise that 
they need to provide larger, more attractive stores if 
they wish to attract national tenants willing to pay a 
higher rent.
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We expect that rents for these older style premises 
will remain flat in the medium term.

Supermarkets and big box retail showrooms have 
been the main growth area in the retail market, 
with national tenants still showing confidence in 
this sector. Vacancy rates for these properties 
have decreased and rents have in most cases been 
maintained during recent years.  

Bendigo
The retail rental market is relatively stable in the 
Bendigo CBD with little movement over the past 12 
months. Prime retail areas include Hargreaves Mall 
and the Bendigo Marketplace which both attract 
premium rates per square metre. Hargreaves Mall 
generally ranges between $300 and $550 per 
square metre with a strong correlation between 
higher rental rates and larger mall frontages. The 
Bendigo Marketplace attracts rental rates of $500 
to $800 per square metre offering a mix of local and 
national brand retailers. Hargreaves Mall was once 
the go to place for shopping in Bendigo. The Bendigo 
Marketplace has drawn traditional custom away 
from Hargreaves Mall although there remains strong 
demand for space within the mall from national 
brands. The mall also plays host to local community 
markets and events drawing large crowds and 
reinvigorating the space. 

Secondary retail space within the Bendigo CBD 
includes Mitchell Street and Willliamson Street. Rents 
per square metre in Mitchell Street range between 
$180 and $300 attracting a mixture of local and 
national brands. Williamson Street ranges between 
$180 and $450 per square metre and also has a 
mixture of local and national brands.  
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Adelaide
South Australia is facing an extended period 
of low confidence and moderate activity within 
its commercial property sector. The recent 
announcement that Arrium is under the control of 
administrators is another blow to an already strained 
regional economy.  Employing over 3,000 people this 
has a significant de-stabilising effect on the state’s 
economy which is still dealing with the continuing 
decline in the manufacturing sector. 

Retail throughout metropolitan Adelaide has not 
shown any significant growth in several years. Retail 
trade figures published by the Australian Bureau 
of Statistics (ABS) show retail turnover for South 
Australia decreasing by -0.8% (seasonally adjusted) 
in March 2016 following a 0.2% increase in February. 
This compared to the flat but better national average 
of 0.1% in March. 

The sustainability of many businesses is challenged 
when retail trade continues to be poor. As a result 
rents have at best stabilised and in some sectors 
reduced significantly. Vacancy is up and incentive use 
is increasing. 

Retail strip shopping has continued to decline with 
many spaces only tenantable if they are suitable for 
occupation by food retailers such as cafés.

In particular key locations such as The Parade, 
Norwood, O’Connell Street, North Adelaide and Jetty 
Road, Glenelg which are the premium suburban 
retail streets remain at values out of reach of owner 
occupiers, but with declining rentals they are less 
attractive to risk sensitive investors.  Even Rundle 
Mall at the heart of the Adelaide CBD is experiencing 
numerous vacancies. 

Within shopping centres, rents are also reported to 
be decreasing even within otherwise well performing 
centres. This is resulting in numerous tenants being 
retained in holding over. Hold over rents typically 
include penalty rates which are considered better 
than a vacancy which will take time to be absorbed. 
This is in turn leading to more aggressive tactics on 
the part of tenants in pushing lessors for agreements 
on terms, a power shift rarely seen. 

The lack of confidence throughout South Australia 
coupled with the downward pressure on rents is 
placing upward pressure on yields. Good investment 
opportunities within secure locations having strong 
lease covenants are rare and when available are 
quickly absorbed by the market. Those that fit this 
description require an investor with foresight to see 
beyond the current market lull or one who has an 
alternate use up their sleeve.
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Brisbane
The Brisbane retail property sector saw steady 
economic progression throughout 2015.  This has 
resulted in an overall increase in sector confidence. 
Progression can be partially attributed to the low 
bank interest rate which is still at a record low of 
2% as at 5 April 2016.  Research conducted by 
the Australian Bureau of Statistics also shows that 
Australian retail sales turnover rose by 3.9% in 
October 2015 compared to October 2014.  This figure 
exemplifies the positive effect the current consumer 
sentiment has had on the condition of the wider retail 
property market.

Evidence suggests that rental 
growth for retail properties is 
tightening throughout south-east 
Queensland, although this is highly 
dependent on the location of the 
asset.  
Properties in traditional, prime locations are 
currently seeing rental rates which broadly range 
between $600 and $1,000 per square metre.  We 
expect to see some rental growth moving forward, 
however it will most likely only be in line with 
inflation.  Properties in secondary locations are not 
so fortunate and are currently achieving a broad 

rental range of $250 to $500 per square metre.  We 
anticipate these assets will experience significant 
rental stagnation as landlords compete to retain 
existing and attract new tenants.  In line with this 
rental stagnation, vacancy rates will also increase 
for secondary assets which will see the gap between 
prime and secondary assets widen.  

Rental rates for large format retail assets have been 
steadily improving over the past two years in line 
with broader retail spending for household goods.  
Depending on the location, exposure and level of on 
site parking we are seeing rents range between $200 
and $400 per square metre.  As always, retail rents 
in the CBD and prime retail strips have been steadily 
climbing and are relatively immune to broader 
economic fluctuations given their prime locations 
and very low vacancies.

Toowoomba
On the surface, the Toowoomba retail sector appears 
very active with a number of new developments 
proposed or underway. 

Construction is well advanced on the $500 million 
plus redevelopment of the QIC owned Grand Central 
Shopping Centre incorporating the adjacent Garden 
Town site which has been demolished. The shell of 
the new building has been constructed and this will 
be linked to the existing Grand Central Shopping 
Centre by a two level retail galleria over Dent and 
Victoria Streets, the railway line and West Creek. The 

redevelopment will see the centre double in size to 
approximately 90,000 square metres introducing 
new discount department stores, supermarkets and 
approximately 160 speciality stores. Completion is 
expected during 2017.

The $70 million redevelopment of the Wilsonton 
Shopping Centre has commenced. The project is to 
include the expansion of the existing centre from 
its current size of 16,000 square metres to almost 
double at approximately 30,000 square metres 
and will include a Kmart department store, mini-
major, restaurant precinct and new basement car 
park. Stage 1 of the redevelopment which included 
the construction of a stand alone commercial and 
specialty retail building linking the existing stand 
alone Coles Supermarket to the shopping centre has 
been completed.

Bunnings has purchased the former Toowoomba 
Foundry site with the intention of developing a 
second store in Toowoomba. The site is located on 
the northern fringes of Toowoomba‘s CBD and has 
a land area of over five hectares. The proposed 
development is expected to be challenging due to 
potential heritage and contamination issues.  

Preliminary construction works for a mixed retail and 
commercial redevelopment known as Walton Stores 
positioned between Ruthven and Annand Streets 
within the inner CBD has commenced. Several leases 
are in place, including the major tenant, Westpac, 
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who relocated early in 2016 from a large CBD building 
that has since been sold. The former Westpac site is 
a two level historical building with roof-top access 
and the purchasers have indicated they will seek 
retail tenants for the ground floor, provide office 
accommodation on the first floor and a hospitality 
outlet for the roof area.

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

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

There is minimal data available for recently 
negotiated retail rents to national tenants, either in 
prime or secondary locations, which is reflective of 
a stable market. Analysis of properties available for 
lease in the Toowoomba CBD suggest an average of 
circa $300 per square metre per annum gross with 
outliers to $500 for well positioned space in high 
traffic areas such as 160 square metres of ground 

floor space in the Heritage Bank head office building 
advertised at $500 per square metre.

Rentals for secondary locations have a far larger 
range depending on location. As an example, 
Eastside Village is a property anchored by a service 
station and convenience store with an area of 451 
square metres (excluding canopy) and four specialty 
stores that include a BBQ chicken takeaway, bottle 
shop, bakery cafe and a Raw Energy cafe. The 
property is fully leased with rates per square metre 
ranging from $499 to $614 per annum gross.

While completion of the QIC redevelopment is 
scheduled for 2017, the main challenges for 2016 
will be the influence this development will have on 
the inner-city market as tenants are sourced for the 
new speciality stores on offer. While new national 
brands will be sought, it is expected that a number of 
existing CBD retailers will relocate to the new centre 
creating vacancies in the CBD, potentially forcing 
rents down and yields up. 

With this in mind, stable to slightly declining market 
conditions are forecast as property owners, investors 
and lessees assess the effect the additional retail 
floor space will have on the CBD market.

Gold Coast
For anyone familiar with the Gold Coast retail market, 
it will be no surprise to hear that leasing rates 

suffered a major correction in the aftermath of the 
GFC. The most prolific corrections were in beachside 
retail precincts such as Main Beach, Broadbeach and 
to a lesser degree, Surfers Paradise. 

This volatility started to settle 
down in 2012 and the retail rental 
market finally found its feet 
again with a plateau across the 
marketplace. 
Now in 2016, it appears that conditions are on 
the mend, but some areas are faring better than 
others. Any improvement in rental rates and leasing 
conditions over the past 12 months has been very 
location specific.  

Burleigh Heads is one of the star performers of the 
Gold Coast retail market. There was very little, if 
any, correction in rental rates post the GFC. In more 
recent times however, the limited supply and surge in 
demand for retail space within this trendy beachside 
precinct has seen low vacancy rates, short lease-up 
time frames and healthy rental increases. Rental 
rates now generally fall within the range of $700 to 
$1,000 per square metre gross or even higher for 
some prominent positions. C
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In stark contrast, Main Beach has struggled to 
reposition itself since a mass exodus of businesses 
around five or six years ago. Despite strong 
fundamentals including high residential population, 
good accessibility and close proximity to the beach, 
the area remains plagued by high vacancy rates 
and long lease-up time frames unless shops are 
competitively priced to meet the market. In most 
instances, rental rates are still well below those being 
achieved at the peak of the market.  

Typical neighbourhood retail centres weathered the 
storm much better than their beachside counterparts 
with far less rental volatility throughout the various 
market cycles. Rental rates in these centres will vary 
dramatically depending on the age and quality of a 
building, coupled with access, exposure and most 
importantly the calibre of the anchor tenant.  Rental 
rates would be expected to broadly fall within the 
following ranges: 

New or prominent locations with street exposure: 
$500 to $800

Older or secondary retail with inferior exposure 
attributes: $300 to $500.

From an investment perspective, retail has been 
the flavour of the month for some time now. We 
have witnessed a rather significant degree of yield 
compression that has been fuelled by the prevailing 
low interest rate environment. However, interest 

rates cannot remain at this level forever and we 
believe there is some recognition in the marketplace 
that rental growth in the medium term is a 
reasonable prospect that will underpin the net return 
of these highly sought after investments.  

Time will tell whether improved trading conditions 
will allow for such increases to be accepted.

Sunshine Coast
Overall rental conditions for retail property on the 
Sunshine Coast have improved generally over the 
past two years.  This has been on the back of a 
number of factors including:

• Improved tourist visitor numbers that have 
improved retailing conditions in established strips 
such as Mooloolaba Esplanade, Coolum Beach and 
Hastings Street and even hinterland areas such as 
Eumundi and Montville have seen this benefit.

• Improved local workforce participation, primarily 
due to improved conditions in the building industry, 
which has improved vacancy levels in local retail 
strips, neighbourhood centres and bulky goods 
centres.

• Gentrification of established retail areas such 
as Ocean Street at Maroochydore, which has 
improved presentation of the area and attracted 
new tenants to the location.

All of this has led to a drop in vacancy levels across 
the market which has begun to feed into some rental 
increases.

The bulky goods showroom market was oversupplied 
approximately two years ago after the completion 
of the Harvey Norman centre in Maroochydore.  
Now apart from two large vacancies noted across 
the region, the market has limited supply of space, 
particularly for space less than 400 square metres.  
This has led to increases in rentals in that time for 
this type of space from circa $200 to $240 per 
square metre gross up to circa $260 to $300 per 
square metre gross depending on location, exposure 
etc.

The Hastings Street market still has a large variation 
in overall rentals depending on location within 
the strip, size of tenancy and frontage.  Generally, 
increases in rentals on tenant turnover or review of 
typically 5% to 10% have been seen over the past 
18 month period.  Headline rentals are again over 
$3,000 per square metre gross for prime locations in 
the strip.

The Ocean Street precinct has perhaps seen the 
largest increases in rental levels over the past two to 
three years on the Sunshine Coast.  This previously 
quite run down location saw rental levels generally 
around $250 to $300 per square metre gross. Since 
that time, the Big Top redevelopment has been 
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undertaken along with a number of single building 
renovations, which has revitalised the area with a 
number of new dining and entertainment options and 
smaller retailers. New rentals within renovated space 
in this precinct have typically doubled, with rentals of 
$550 per square metre gross being achieved.

Buyers within this market also see this as the better 
performing market on the Sunshine Coast currently 
with yield levels being at historical market lows, with 
prime properties typically selling below 7% over the 
past 18 month period. Secondary properties with 
issues around tenant security are still seeing yields 
soften out to above 9% in some instances, though 
the majority of sales are in the 7.5% to 8.75% range 
across the market.

Wide Bay 
In Bundaberg, retail developments have been 
concentrated around Johanna Boulevard in 
Kensington.  A new Bunnings, large format retail 
development and other developments in the 
area have improved the profile of Kensington 
and increased traffic volumes.  Other notable 
transactions include the sale of Hinkler Central and 
the balance 50% sale of Stocklands Bundaberg.  The 
majority of the market activity in the higher price 
brackets have been in relation to national retailers.

Retail sale and leasing activity in the lower price 
brackets are generally subdued at stable values.

Large format retail rentals generally range between 
$140 and $170 per square metre while CBD retail 
ranges widely between $200 and $400 per square 
metre depending on quality of building, location 
and size.  Gross annual rental is a relevant factor 
for local retailers. Retail rental growth in the short 
term is considered to be limited. Investors have been 
generally cautious in relation to rental affordability 
and the limited rental growth prospects leading into 
market reviews and lease expiries.

Gladstone
Similar to nearby Rockhampton, key areas in 
Gladstone that attract premium retail rentals 
are those located in prime positions along major 
transport routes and within modern centres 
anchored by a major supermarket. Despite 
weakened market conditions, these centres appear 
to be maintaining good occupancy levels with few 
vacancies. Retail tenancies that have been harder 
hit by local economic conditions are those within 
secondary locations, within an older style building, 
have poor access, have poor on site parking or have 
a combination of these. Within the Gladstone CBD, 
there are patches of these secondary tenancies 
generally within Goodoon Street, Tank Street and 
Toolooa Street. Demand for these tenancies has 
weakened significantly throughout the recent 
downturn, with increased vacancies and reduced 
rental levels.

Rockhampton
With the exception of the Woolworths and Coles 
anchored shopping centres, some key hot spots 
around Rockhampton that currently attract premium 
retail rentals are those located in primary positions 
along main transport routes and intersections, 
modern IGA anchored centres and riverfront dining 
precincts. Depending on the size of the tenancy, 
prime retail rentals will generally fall between $450 
and $550 gross per square metre. Drivers and 
common attributes for these tenancies attracting 
prime rentals are their high exposure, easy access, 
good on site parking and generally being within a 
modern building. 

More sub-standard retail rentals are scattered across 
various areas of Rockhampton and rentals for these 
tenancies generally vary between $150 and $250 
gross per square metre, again depending on size and 
other factors. Common attributes for these tenancies 
include secondary location with poor exposure, older 
style building, poor on site parking, access issues or a 
combination of these.

We consider that rental rates will remain steady and 
in line with activity over the past twelve months, with 
incentives such as fit out or rent free allowances to 
remain common in negotiations of new leases.
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Mackay
The Mackay retail market is generally depressed with 
limited recent market activity to provide a weight 
of evidence to confidently indicate current rental 
levels. The market is very much a tenant’s market, 
particularly in the Mackay city centre, which has 
seen an increase in vacancies over the past two 
years. Generally, retail tenancies and bulky goods 
retail tenancies outside of the Mackay CBD are faring 
better than tenancies within the CBD with rental 
rates that are generally softening to a lesser extent. 
It is apparent that existing and prospective tenants 
still see themselves as being in a strong bargaining 
position for the foreseeable future and therefore 
there may be further deterioration in rental values. 

The completion of the City Heart Revitalisation 
project in the Mackay CBD has transformed the 
area into an attractive and inviting locality. The 
introduction of additional outdoor dining options and 
general cleaning up of the area has given the city 
heart a new lease on life. It is difficult to anticipate 
how this will impact demand in the area, although it is 
likely that the broader economy will need to improve 
before there is any noticeable increase in rental 
values.  

Additionally, Council has commenced work on the 
new Dudley Denny Library in the city heart. As well 
as absorbing a large area of currently vacant floor 
space, the library will hopefully breathe further fresh 
air into the precinct and attract locals back to the 

CBD. The project is expected to be completed in late 
October 2016.

Townsville
As the retail market continues to grow with new 
developments and expansions currently underway, 
rents and vacancy rates are softening.  

Compared to the larger metropolitan cities, the 
regional retail market in the Townsville CBD is 
doing it tough. There have been a number of retail 
businesses close over the past 12 months with many 
retailers struggling to stay afloat. Rents continue to 
soften with increasing incentives being offered.  

The prime retail sector in Townsville is the major 
regional shopping centres. Willows Shopping Centre 
is currently in the process of a major expansion which 
will result in an additional 11,000 square metres of 
retail space. Stage 1 of this expansion, which will 
include a new format Woolworths with surrounding 
fresh food precinct and basement car parking is 
expected to be completed by late 2016 with Stage 2 
to be completed by the end of 2017.

Secondary and strip retail developments continue 
to experience vacancies with downward pressure 
being applied to rental rates and incentives being 
offered. Anecdotal evidence suggests that a number 
of retailers that would typically occupy this type of 
retail space have converted to online businesses.

With the current economic climate in the Townsville 

region coupled with the additional supply currently 
under construction, it is unlikely that there will be any 
positive change in rents in the near future.

Cairns
The Cairns retail market passed through the bottom 
of the cycle during the course of 2014 but the limited 
recovery thus far means that the retail property 
market remains relatively flat. Retail property sales 
in Cairns are extremely sporadic, with most sales 
involving retail property being of mixed use retail and 
office space or tenant buyout of single premises.

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

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

The year ahead is likely to see more of the same, with 
slow growth anticipated on the back of reasonably 
strong tourism growth and a slowly improving 
economy.
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Darwin
It’s been a long, difficult wet season for Darwin 
retailers, many of whom are looking forward to the 
onset of the dry to see an increase in tourism around 
the Top End. A recent trip to Katherine confirms 
that the seasonal migration of the grey nomads has 
commenced which should boost the local population 
for the next six months.

On driving into town, these new visitors will initially 
be impressed by the construction activity underway 
in Darwin’s retail sector. The Coolalinga Village and 
Gateway developments are both visible from the 
highway and will each include major supermarkets 
and retailers such as K-Mart.  If they venture off 
the highway they will also see new developments 
underway in the Palmerston suburbs of Bakewell, 
Rosebery and Bellamack.

Once in the CBD, visitors will note the relocation of 
some retailers into the old Woolworths building at 
the corner of Smith and Knuckey Streets. In many 
cases, this simply represents a displacement of 
vacancies, with other shops especially along Knuckey 
and Cavenagh Streets, now being vacated.

There is also movement at Casuarina Square, 
the traditional heartland of Darwin retail.  To a 
certain extent, Casuarina is reinventing itself as an 
entertainment and leisure precinct, complementing 
its existing retail function. The redevelopment 
will include 11 eateries as well as playgrounds and 
outdoor seating.  Casuarina is located in Darwin’s 
northern suburbs and its ongoing challenge will 
be to continue to attract patronage as Darwin’s 
demographic centre continues its inexorable push 
along the south east corridor.
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Perth
Like most property sectors in Western Australia, 
the retail market is facing some tough times with 
consumer spending decreasing and owners facing 
increasing challenges to re-base their assets to help 
attract consumers and retain retailers. 

Incentives are becoming increasingly prevalent in the 
market with capital contributions towards fitout or 
rent free the norm for most solid covenant tenants. 

However as an asset class, retail is still the one to aim 
for above most other asset classes. 

In the Western Australian retail property market 
only a select few major retail investment properties 
change ownership in any given period. In the year 
to December 2015, approximately 43% of the 
total value of retail properties transacted were 
valued in the $10 million to $50 million price range. 
Approximately 52% of the total number of properties 
transacted were in the less than $10 million price 
range. The Trust purchaser category was the most 
active in the Western Australian investment market 
for the year ended December 2015, purchasing 59% 
of stock sold. 

In terms of rental ranges, the following table 
highlights the low to high range across three of the 
asset class categories:

Shopping Centres Regional Sub-Regional Neighbourhood

Major Tenants (Coles, Woolworths, 
Myer, David Jones)

$160 to $240 per sqm $150 to $220 per sqm $135 to $220 per sqm

Discount Department Stores $160 to $240 per sqm $150 to $220 per sqm N/A

Specialty $1,050 to $1,650 per sqm $600 to $1,150 per sqm $420 to $750 per sqm

Perth CBD Hay and Murray Street Malls Other CBD Locations Shopping Strip Locations

$2,300 to $5,250 per sqm $650 to $2,900 per sqm $400 to $1,400 per sqm

South West WA
The retail market in general has been relatively quiet 
with a stabilising of vacancies and rents in the main 
town centres and major shopping centres remaining 
stable. Continued competition from online shopping 
and low consumer confidence is likely to see the 
retail sector continue to struggle in 2016.  

Current asking rents for retail shops on Victoria 
Street (the main street of Bunbury) range from mid 
to high $300 per square metre up to low $500 per 
square metre for premium locations. Going away 
from the CBD and in smaller suburban style shopping 
centres, asking rents

drop significantly ranging from low to mid $200 per 
square metre.

The development of large shopping centres in 
suburban localities is likely to continue to put 
downward pressure on CBD retail rental values in 
Bunbury.
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Overview
Heritage property conjures up a wide range of 
emotions among buyers. They range from the wistful, 
smoky-eyed adoration of the high-maintenance 
renovator, through to total ambivalence from a 
numbers-driven investor looking for a hassle-free 
holding.

Of course, location plays a large part in how heritage 
property is perceived by the market. With this in 
mind, our offices are indulging in a discussion on 
heritage property in each of their service areas – who 
wants it, who rents it and whether there’s money to 
made in old bones?

Sydney
Prestige residential property in Sydney is generally 
considered to be properties greater than $3 million.  
Prestige homes are scattered throughout the 
greater Sydney metropolitan area, with the greatest 
concentrations in the eastern suburbs and eastern 
beaches, inner city and inner east, inner west and the 
lower and upper north shores.

With the First Fleet arriving in 1788 and settlement 
occurring rapidly after this time, it is not unexpected 
that Sydney heritage prestige residential housing in 
Sydney is not only abundant but diverse in nature.

Heritage prestige homes may be subject to no formal 
heritage restrictions, local government heritage 
overlays or local, state or national heritage listings.  
The increasing severity of the heritage restriction or 

listing is generally indicative of the ease with which a 
heritage home may be modified or renovated.

A brief overview of Sydney heritage prestige home 
types includes (but is not limited to):

• Colonial (circa early 1800s)
• Victorian filigree (circa 1840s to 1910s)
• Victorian Italianate (circa 1870s to 1900s)
• Rustic gothic (circa 1830s to 1880s)
• Queen Anne (also called Federation) (circa 1890s 

to 1910s)
• Arts and Crafts (also called Federation) (circa 

1900s to 1920s)
• Californian bungalow (circa 1910s to 1930s)
• Interwar Old English (circa 1920s to 1930s)
• Georgian revival (circa 1920s to 1930s)
• Art deco (circa 1920s to 1930s)

Heritage homes remain well regarded within the 
prestige residential market.  These properties 
can range from terrace homes in areas such as 
Paddington and Woollahra through to substantial 
freestanding homes in any number of Sydney 
suburbs including as a snap-shot Mosman, Bellevue 
Hill and Vaucluse.

While most purchasers acquire heritage homes 
in order to preserve and enjoy the arguably 
irreplaceable period features inherent in these 
dwellings, maintaining these homes in their entirely 
original nature is not desirable.  

Renovation of homes of this nature is subject to 
any overlying heritage preservation requirements.  
However owners of heritage prestige homes are 
also looking to capitalise on the purchase price paid 
to secure such a dwelling as well as to provide them 
with a high calibre, contemporary home.

Extending and renovating period homes might 
involve simply retaining the existing period façade 
and constructing brand new for the remainder or 
more sympathetic (and costly) forms of extension 
and update.

As with any form of renovation and update of a 
prestige home, the sky is the limit when it comes to 
cost. Total project cost when working with heritage 
homes will be dictated by factors such as the scope 
of period features to be retained and the level of 
restoration required (including the availability of 
suitable materials and craftsmen), through to the 
extent of new build or extension and the quality of 
fitting to be installed in the newly renovated or built 
areas of the home.

Given the demand for heritage prestige homes 
throughout Sydney, renovation and restoration 
of these properties is common and when market 
conditions are positive, capital growth through 
savvy enhancement is indeed possible.  Should the 
uninitiated or the uninformed take on a project of 
this nature, it is quite possible to over-capitalise and 
thereby limit possible return on investment.
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Inner Sydney
Owning a heritage listed property can bring other 
advantages such as protection of an item.  As 
the local council must consider the effect of any 
proposed development in the area surrounding 
heritage items or conservation areas, this ensures an 
appropriate context for heritage items.

Owners are typically not permitted to render the 
front facade, demolish and rebuild or build up. They 
are encouraged to be as creative as possible in 
their restorative thinking to make the property both 
liveable and appealing. The way the dwelling looks 
from the street will usually have to be maintained, 
from the chimney to the roof line. You can have a 
Federation front and go completely contemporary 
with an extension or addition at the rear.

There are higher restoration costs for craftsmanship 
especially when period features such as decorative 
ceilings, cornices and ornate fireplaces are to be 
retained and also heritage specialist fees.

Some examples of sales within the eastern suburbs 
and inner west of Sydney are:

Ten properties at Millers Point owned by the NSW 
Government recently went up for auction. Millers 
Point has been a hot spot due to the redevelopment 
of the area including James Packer’s Barangaroo 
development. A heritage listed terrace at 40 Argyle 
Place, Millers Point sold on 25 February 2016 for 
$2.75 million and comprises a two storey, circa 1887 
Victorian Terrace with 4-bedrooms and 1-bathroom 

with no car accommodation on 128 square metres of 
land. The property is in need of a full restoration. 

40 Argyle Place, Millers Point (Source Realestate.com.au)

9 Pickering Lane, Woollahra sold on 20 November 
2015 for $2.025 million and comprises a circa 
1880 single level neo-Georgian sandstone cottage 
with 2-bedrooms and 1-bathroom and no car 
accommodation on 152 square metres of land. The 
property has retained the front façade with an 
architecturally designed extension at the rear.  

9 Pickering Lane, Woollahra (Source Realestate.com.au)

Month in Review
May 2016

R
es

id
en

ti
al



25

Heritage redevelopment is not limited to houses, with 
a number of heritage listed buildings in these areas 
being converted into residential units. An example is 
109 Jersey Road, Woollahra which comprises a circa 
1877 church conversion development containing four 
residential units. The most recent sale within this 
complex was May 2015 for $2.7 million.  

109 Jersey Road, Woollahra (source Realestate.com.au)

Outer Sydney
Time period – 1840s to 1910s

These period dwellings are most often located in and 
around town centres, near the commercial and retail 
sectors or what have become main roads.  Windsor 
is known as a Macquarie Town with settlement dating 
from the era of Governor Macquarie and as such 
there are a great number of period homes scattered 
across the suburb and wider region which includes 
Wilberforce, Pitt Town, Kurrajong and Richmond. 
A heritage precinct surrounds the town centre of 
Windsor with many of the original dwellings heritage 
listed by Hawkesbury Council.

Early Victorians – c1840 – 32 George Street, Windsor 
(Source: RP Data.)

At a price range of $500,000 to $700,000 within 
the townships of Windsor and Richmond, an older 
cottage on a parcel of 500 to 1,200 square metres 

with good structural bones can be found that could 
be further renovated or modernised to add capital 
value. 

Typically properties between $850,000 and $1.2 
million are fully renovated and in central town 
positions on good sized parcels.  Homes are rarely 
traded above $1.5 million however this ceiling is 
commonly exceeded for a well renovated property in 
a semi-rural location on the outskirts of these towns 
on acreage parcels that may also include direct 
frontage to the Hawkesbury River.

Location, land size and their rarely exchanged 
nature make these homes desirable to the market. 
In the past these cottages were being converted to 
professional and mixed use commercial cottages 
however the past five to ten years has seen many 
bought and reverted to their previous use as a 
dwelling or family home.

Canberra
Canberra and Queanbeyan have several heritage 
sites mostly located in the suburbs closest or 
surrounding Canberra City such as Ainslie, Griffith, 
Reid, Campbell and Kingston and in the Queanbeyan 
Town Centre (Isabella Street, Rutledge Street, Collett 
Street and Crawford Street). 

The heritage sites are mostly Federation and 
Californian bungalow style dwellings. 

Heritage properties in Queanbeyan can range from 
$600,000 to $900,000. In Canberra’s inner north, 
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examples include Ainslie at $700,000 plus and 
Reid at $900,000 plus and inner south, Kingston at 
$950,000 plus (if in a good location).

What makes these dwellings desirable is that they 
are centrally located and in desirable locations 
and neighbourhoods (usually close to the city). 
Renovations of good quality on these heritage 
dwellings are proving to be quite valuable and 
naturally command strong prices as they have a 
unique aspect and a unique building construction 
(simply, everything old is new again). As always, 
heritage sites have particular restrictions on what 
owners looking to renovate can do to the property 
and will most likely experience higher construction 
costs to achieve renovations that reflect a mixture 
of the dwelling’s period character and the inclusions 
of modern features. Over-capitalisation is not much 
of an issue for these dwellings as the locations of the 
heritage areas usually already command strong price 
points. 

Purchasers are usually paying a premium price for 
these properties which can be seen from the sales in 
these areas. The purchasers who usually buy these 
dwellings are mostly owner-occupiers, mum and dad 
investors or keen renovators.

People understand the potential of these types of 
dwellings, so when they are available to purchase, it 
is usually with high interest.

From a valuer’s perspective, heritage properties are 
typically a bit more difficult to value than your stock 
standard dwellings due to the unique nature of the 
property, restrictions on potential improvements and 
the general lack of heritage dwelling sales. Historical 
data for these unique sales and knowledge of the 
locale are important when gauging values.

Illawarra 
Wollongong and the Illawarra region has a history 
dating back to the 1820s as a settlement south of the 
developing centre of Sydney, 100 kilometres to the 
north.  Early development centred on the port and 
harbour area and the emerging coal industry up in 
the escarpment.  There are few remaining examples 
of older dwellings from this era and those that do 
remain are generally of grander scale than basic 
housing.

There are some examples of early 20th century 
housing in pockets around Wollongong CBD, for 
example older Californian bungalows in a precinct 
in Robinson Street, some dwellings in Smith Street, 
Kembla and Keira Streets.

In the northern suburbs of Thirroul, Bulli and 
Austinmer there are scattered examples of older 
dwellings, some miners cottages and commercial 
buildings.  However there are no distinct precincts 
(perhaps apart from Moore Street in Austinmer) 
where there is a village of remnant cottages.  
Consequently each property needs to be looked at on 
a case-by-case basis. 

Further south in the Shellharbour, Kiama and 
Shoalhaven regions, there are considerably more 
heritage housing precincts. These are notably in 
Kiama, Berry, Jamberoo and Shellharbour Village. 

Prices vary for these housing types, however as they 
are generally located within close proximity of the 
CBD area or coastal regions, the values tend to be 
higher than outer areas, underpinned by a higher 
land content and value.

These houses do not attract the majority of buyers.  
There are costs and problems associated with 
restoration and upkeep and many buyers are seeking 
modern fixtures and fittings rather than heritage 
style. If a full restoration is to be undertaken the 
cost to complete such work to comply with local 
council regulations and rules will be higher than that 
required for non listed buildings.  Therefore cost will 
not always equate to value added and unless located 
in a highly sought after inner area where capital 
values are rising, return on investment is not assured.

Attributes which make these types of dwellings 
desirable generally include proximity to good 
infrastructure and a liquid market.  In villages such as 
Berry or Jamberoo there is also a pattern established 
where there are a group or precinct of such dwellings 
of the same ere which are all renovated or restored 
to much the same standard and they become the 
norm for period dwellings.
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In valuing such properties these attributes are 
considered and as much as possible we compare 
heritage dwellings with others of similar age and 
listing status.  

A recent example of a heritage listed dwelling which 
sold at the higher end of the scale is in Kiama.  
Rockleigh, a  heritage listed circa 1860 Victorian 
style part two storey dwelling in Bong Bong Street 
with northerly aspect and ocean and harbour views 
recently exchanged at around $1.1 million. 

Southern Highlands
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 market, while currently still 
increasing, is also anticipated to slow. 

The Southern Highlands features many older style 
homes that are well located near the town centres of 
Bowral, Mittagong and Moss Vale. Villages such as 
Robertson, Burrawang and Bundanoon also feature 
many older character homes. Heritage can have 
varying protective restrictions on the dwelling. The 
most minimal is a heritage conservation area, which 
protects the façade of the home and is the least 
restrictive. There is also a heritage classification of 
local significance, which protects local dwellings of 
importance to the local council area. A local heritage 
classification or heritage conservation area are 
not considered to be detrimental. Usually the older 
homes offer beautiful period features and were 
high quality builds. These older character homes 
are generally highly sought after both in terms 
of these period features and good locations. The 
main architectural periods evident are Federation, 
the inter-war (eg. California bungalow) and post-
war. Generally, renovating older homes can really 
increase the capital value, especially for properties 
that are well located near town and city centres. 

Once the Heritage restrictions become more 
onerous such as regional, state or national heritage 
significance, the broad market appeal is reduced. 
This is mainly due to the high cost of renovating 

these homes. Examples of these restrictions may 
be sourcing 100 year old timbers or engaging highly 
skilled tradespeople who specialise in intricate 
carpentry methods that match the architectural 
period.

The Southern Tablelands region residential property 
market is also starting to increase again. There is 
still Sydney investor activity and some Canberra 
commuters fuelling this positive trend. There have 
been good land sales and new home construction 
activity in the new and modern residential estates on 
the fringe of Goulburn, including the Belmore Estate, 
Merino Country Estate, Run-o-waters, Snowgums 
Estate and the Mistful Park Estate. 

Goulburn, Australia’s first inland city, is rich in 
heritage architecture with many period styles 
including colonial, Victorian, Federation and post-
war. There are also good examples of Federation 
and California bungalow period homes evident in the 
smaller villages and townships of the Tablelands.

NSW Central Coast
Situated between the Sydney and Newcastle regions, 
the Central Coast region is known to offer a lot to 
its residents and visitors. Some of Australia’s best 
beaches are here along with other waterways, 
natural areas, affordable real estate, great shopping 
and schools - the list goes on. In short, it’s a great 
place to be.
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The one thing missing from the region however is 
an abundance of heritage properties, buildings, 
dwellings or places of interest. We seem to have 
overlooked this by comparison to the regions north 
and south of us. Of course the region is not devoid 
of heritage listings, but it isn’t top of mind or the life 
purpose of some. 

There are no rows of listed workers cottages on 
cobble stoned streets, suburbs filled with fine 
examples of Victorian or Edwardian dwellings and 
harbour foreshore districts etc. In fact, in preparing 
this submission we had to dig through the council 
websites in search of heritage listings.

Of course there are plenty of listings (we can say 
that now), but they are scattered across the region 
and to be honest, this region would be out of place 
sitting at the big table were a serious discussion to 
be had on heritage listings.  Some might say the 
under representation or lack of preservation is a bit 
shameful when considering the region’s role in the 
development of New South Wales - others would 
disagree.

Styles and architectural movements are to be found 
in the heritage registers and when tracing the recent 
sales of these properties, there does not seem to be 
any quantifiable differences in the prices paid or not 
paid for them.

Across the region, heritage listed dwellings broadly 
fall into the older waterfront or near waterfront 
areas, rural residential markets or around the older 
transport interchanges and original business centres. 
They can range from the basic fisherman type 
dwellings, workers cottages or original homes on the 
remnants of the estates of our pioneers. 

When tracing the sales of these properties over 
recent years, it seems to us that the sale prices 
achieved for heritage properties are determined by 
the location, asking price and property condition. 
In other words, the characteristics of the heritage 
listed property market mirrors that of other property 
markets – it’s about value to the buyer and seller. 
Instances will no doubt exist though of buyers 
securing a heritage listed property at any cost to 
satisfy a pursuit or purpose or those purchased at 
bargain prices, but we are unable to identify any 
recent examples and this may be further evidence 
that the market for heritage listed properties 
behaves in ways similar to other market segments.

Newcastle
Newcastle is one of Australia’s oldest settlements 
and home to classic examples of rich Australian 
heritage buildings.

As a young nation pioneered its way through the 
Hunter Valley in the 1800s and early 1900s, stately 
homes were built as new farming land opened up, 

minerals were discovered and the industrial age 
unfolded.  

While there are good examples of heritage homes 
scattered throughout the Hunter Valley in towns such 
as Maitland and Singleton, Newcastle’s inner suburbs 
are abundant with classic examples of Victorian and 
Edwardian architecture.  The CBD, The Hill, Cooks Hill 
and Hamilton are home to the ever popular Victorian 
and Edwardian townhouses. It is common to see 
these renovated townhouses selling for $1 million or 
more. All are within close proximity of the CBD, local 
shopping, cafes, restaurants, public transport and 
beaches. There are still hidden gems to be found for 
the savvy investor but these are now in the minority.

Sadly, many of the original Victorian and Edwardian 
homes were demolished to make way for Newcastle’s 
growing population density, however there are still 
very good examples of Victorian homes in the inner 
suburbs land in outer fringe suburbs of Waratah and 
Wallsend. 

Most remaining heritage homes 
generally encompass larger land 
lots and will cost a pretty penny. 
If in reasonable condition, heritage properties rent 
well in Newcastle and reasonable rental yields are 
achievable, however it is important to understand 
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the true cost benefits of these investments. While 
heritage properties may appeal at an emotive 
level, it is important to remember that heritage 
properties can require considerable capital outlay 
and responsibility. Thorough research and a clear 
understanding of the heritage overlays involved are 
advised before committing to purchasing a heritage 
property. 

NSW Mid North Coast
In the main mid north coast town of Port Macquarie, 
there are very few heritage properties remaining. 
Although Port Macquarie is one of the oldest 
settlements outside of Sydney, extensive growth and 
redevelopment during the 1960s and 1970s resulted 
in most of these centrally located and beachside 
heritage style dwellings being demolished and re-
developed. This is also evident in most of the other 
coastal towns along the mid north coast.

The inland towns in the region, notably Wauchope, 
Kempsey and Taree have managed to keep many of 
their older style heritage homes intact.

These homes have remained in good demand as 
they are generally centrally located and close to 
services. They are highly sought by tenants (due to 
their central location) and receive good weekly rents, 
however for investors, this good demand is tempered 
by the additional maintenance costs associated with 
older homes. 

Along the mid north coast there is only a very small 
percentage of dwellings with an actual heritage 
listing. These properties are generally sought by 
owner-occupiers who wish to live in this style of 
dwelling and are prepared to continue with the 
upkeep required, which can be considerable in some 
cases.

Bathurst
Heritage dwellings range from 1840s cottages of 
rammed earth construction (often called pisé or 
cob) to Georgian, Edwardian and Victorian dwellings. 
Miss Trail’s House in Bathurst is part of the National 
Trust with original colonial pieces. Across the road 
is a modern dwelling built in 2004, but you wouldn’t 
know it from the photo.

260 Russell Street Bathurst

There is a consistently strong market for heritage 
properties in good structural condition. These 
properties may be listed as an actual heritage item, 
but a much larger number are captured within 
general heritage areas and may not be subject to 
the same regulations. Emotion can play a larger 
than usual role in making the decision to purchase a 
heritage style property. Many people are drawn to 
the architecture and aesthetics of a dwelling built in a 
previous time; others feel a sense of history.  Valuers 
just want to know what people are willing to pay (but 
we secretly like these things too).

If such a property requires renovation, an emotional 
attachment can help to motivate an owner to outlay 
capital that may not be realised until perhaps the 
medium term. The cost to renovate, extend or build 
new in an older style can result in costs above the 
market rates to buy an existing heritage property 
in a similar condition. While increasing property 
values can catch up to the required value of purchase 
price plus renovation costs over time, the time 
frame can be uncertain. Throw in the potential 
problems and unforeseen costs that can occur with 
older dwellings and it makes renovating for profit 
relatively uncommon and more so a labour of love. 
The good news is that renovation activity in Orange 
and Bathurst is increasing, partly due to low interest 
rates, but with few of a mind to sell shortly after 
completion, the renovations need to be timeless and 
less indicative of current fashion which may date in 
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the near future. Fewer capital gains in surrounding 
smaller towns make restoration less economically 
feasible in general and therefore less common. 

Heritage area buildings are popular with tenants 
due to location, but it seems very few have been 
renovated to a high standard as the rental return to 
justify the cost may not be achievable. 

Tamworth
When we talk about heritage property in Tamworth 
we talk about the Victorian style properties which are 
predominantly located in East Tamworth and parts of 
West Tamworth.

Price points vary greatly depending on location 
within suburbs and are often dependent on the 
land. Within East Tamworth prices generally start 
at around $450,000 and extend to millions for 
a large house, land and extensive renovations or 
site improvements. For a good condition standard 
Victorian dwelling, $600,000 would be expected.

Most buyers will look for double brick homes with 
modern interiors that retain the period features and 
charm. It is hard to over capitalise with renovations, 
however renovations that are too modern and cause 
the property to lose its period charm do not see the 
capital gain of those that retain the charm. A well 
executed renovation will see good gains.

Tenant demand for these properties is low compared 
to a standard modern dwelling, with a lower rental 
return also evident.

Heritage property generally appeals to a smaller 
market due to its looks, often higher maintenance 
and higher price point. However there is still 
consistent demand and supply.

NSW North Coast
Byron Bay and Hinterland Region
Heritage listed properties in the Byron Bay and 
hinterland region are few and far between.  There 
is minimal product in Byron Bay, however there are 
more heritage listed properties in the hinterland 
region, particularly in Bangalow and Mullumbimby. 
These include original homesteads on larger 
properties and original Federation and cottage style 
dwellings.

Heritage listed properties in Bangalow and 
Mullumbimby are held in high regard and when 
revamped and renovated, particularly maintaining 
the character of the property, can fetch a premium. 
In Bangalow, this can be between $800,000 to 
$1,200,000. Character is the main draw card for 
potential buyers and even for properties that are 
dated and require revamping, buyers are seeing 
the potential the character of the property can 
add in value, therefore adding a premium to these 
properties too.

Heritage listed properties in the Byron Bay and 
hinterland region are considered harder to over-
capitalise on due to the premium that buyers are 
willing to pay for them. Revamping a heritage listed 
property in Bangalow would add substantial value to 

the property and therefore make it much harder to 
over-capitalise, whereas Mullumbimby would have 
higher potential to over-capitalise.

There is tenant demand for most listed properties 
in this region, however no premium is being paid for 
heritage listed properties as rental prices are in line 
with conventional style housing in the region.

Clarence Valley
Townships in the Clarence Valley that have heritage 
listed properties include Grafton with its Victorian 
era and Federation style homes and Maclean with its 
Federation style homes and cottages. Price points 
for heritage listed properties in the region vary. 
Arcola, a fully revamped Federation style property 
at 150 Victoria Street in Grafton sold for $895,000 
in December 2013. At the other end of the spectrum, 
there was a reported sale in Maclean of a derelict 
workers cottage at 11 Argyle Street for $155,000 in 
June 2015.
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Often in the Clarence Valley heritage listed 
properties tend to sit on the market for some time 
and can become derelict. There is little interest in 
renovating heritage listed properties due to the 
potential to over-capitalise which is very easy to do. 
The only real potential to add value to a heritage 
listed property when revamping is to purchase at the 
very low end, such as the Maclean property. However, 
added value after the revamp would not be extensive 
and there is still potential to over-capitalise. 

Buyers purchasing heritage listed properties to 
revamp tend to be those who appreciate the unique 
character of the property, have the money to restore 
and tend to want to occupy the property. This is 
the case for 54 Victoria Street, Grafton which was 
originally a commercial office building. The current 
owners are converting the property into a residential 
house for themselves.

54 Grafton Street, Grafton Source: RPData

There is limited tenant demand for heritage listed 
properties and investors are not purchasing these 
types of properties. 

The impact of a property being heritage can have 
both a positive and negative effect. If the heritage 
listed property is revamped and the original 
character is heavily featured throughout, then a 
premium will be paid. However, purchasers will not 
pay a premium just because the property is heritage 
listed; the property really needs to be exceptional. 

Lismore
The majority of the heritage style housing within 
Lismore City is primarily situated within close 
proximity of the CBD and in the popular suburb of 
Girards Hill.

Typically, such housing development is characterised 
by timber clad homesteads built circa late 1890s 
through to the 1930s. Complete with high ceilings, 
timber fretwork, picture railing and polished timber 
floors, the overall impression one can get from 
entering these treasures is one of awe (if done right!).

The popularity of Girards Hill can, in part, be 
attributed to Lismore City Council’s designation of 
these areas under various heritage conservation 
areas.

Some may view this as a negative. However, sales 
evidence over time has indicated that to the like 
minded buyer or owner occupier, the heritage factor 
is a resounding positive. Sure, there are maintenance 

issues associated with older style timber clad homes 
compared to modern brick and tile product, however 
to the heritage enthusiast, these older style dwellings 
and associated maintenance costs are well received 
in the market place.

For tenants, the main draw card of Girards Hill is its 
close proximity to the CBD and shopping facilities, 
parks and schools.

One of the key elements to consider when purchasing 
older style homes in these heritage conservation 
areas, particularly dwellings that need a bit of TLC, 
is that any major internal or external renovation 
will likely have to meet certain criteria and require 
close monitoring of the local Development Control 
Plan (Chapter 12) and Schedule 5 of the Local 
Environmental Plan.  The language  of Council is 
rather strong in matters relating to maintaining the 
heritage character of the area and give very little 
wriggle room to negotiate.

However, it is precisely these restrictions that have 
helped maintain the suburb as a purveyor of fine 
craftsmanship. Let’s face it, these buildings were 
constructed to stand the test of time with extensive 
use of hardwoods and strutting, unlike the cheaper 
pine products of today.

Providing the renovations are not over-capitalised, 
well renovated, large heritage homes in Girards Hill 
are able to attract prices in excess of $400,000 
with small but quirky homesteads achieving circa 
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$300,000 to $350,000. Throw in a pool and 
extensive landscaping and some of these turn of the 
century homes can reach $500,000 plus.

In summary, there appear to be more positives than 
negatives associated with heritage style homes 
within Lismore. This makes the valuation task all the 
more important, that is, to ensure like is compared 
with like in ascertaining a market price, because a 
pear can never be an orange.

Coffs Harbour
To quote the local council, “Heritage consists of 
those places and objects that we as a community 
have inherited from the past and want to hand 
on to future generations. The heritage of NSW is 
diverse and includes buildings, objects, monuments, 
Aboriginal places, gardens, bridges, landscapes, 
archaeological sites, shipwrecks, relics, bridges, 
streets, industrial structures and conservation 
precincts.  The Coffs Harbour area is relatively young 
compared to many other areas of the state, however 
Coffs Harbour’s heritage includes many of these 
elements.”

While these elements do exist the market for heritage 
homes within Coffs Harbor is thin with limited 
product available compared to older established 
regional and metropolitan localities. To find the more 
classic heritage style you would have to venture into 
the rural areas and townships. Here heritage means 

colonial of mostly timber construction around the 
turn of the century with character features including  
VJ timber linings, bull nose verandahs, high ceilings, 
pressed metal ceilings, fretwork, ornate cornices, 
ceiling roses etc. 

The one locality of note which features many 
properties with this form of architecture is the 
picturesque township of Bellingen, located 35 
kilometres south-west of Coffs Harbour. This 
area is very popular with Sydney and greater 
metropolitan buyers looking for the green change. 
These purchasers are specifically after character 
homes close to the town centre with prices ranging 
from $450,000 to $750,000. The majority of these 
heritage listings are local ones which do not have 
as great an impact on the ability of the owner to 
undertake renovations or improvements although 
any improvements would require the normal council 
approval. 

Analysis of sales evidence within central Bellingen 
indicates that premiums are being paid for period 
style homes if located within a heritage conservation 
area or marked as a general heritage item especially 
if there is a story or name associated with the 
property. These sales reflect a higher than normal 
added value for the improvements due to the 
character nature and heritage appeal. 

Any renovation work undertaken to these properties 
will come at a higher cost and the ability to recoup 
these costs on re-sale will depend on the greater 
economic environment at the time of sale and the 
quality of work undertaken.  Regional localities tend 
to suffer from the lack of high paying work available 
and limited number of local purchasers able to 
secure property above $650,000, and are therefore 
more reliant on out of town purchasers. Once the 
cost of the heritage home has gone over this level 
the buyer market thins and the ability to recoup 
the cost diminishes.  In short one would not take on 
this type of project for the financial rewards; rather 
it is an emotional exercise aimed at preserving the 
character and living the history of the property. 

Rental returns also are not commensurate with 
the cost associated with these homes as again the 
greater economics of these regional areas dictate 
a lower income base and ability to afford rents 
above $450 per week.  From a valuation perspective 
we acknowledge that premiums are attached to 
character homes which often come with heritage 
listings and for the most part supported by sales of 
similar type properties. Heritage listings are not seen 
as a negative, although valuations undertaken for 
mortgage security purposes will incur greater risk 
comments alluding to the extra cost associated with 
these types of homes and limited buyer market once 
value levels exceed local market tolerance. 
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Melbourne
City Fringe
Some of the classic heritage styles in the inner city 
and inner east and south-east suburbs of Melbourne 
include Victorian terraces, Victorian and Edwardian 
dwellings, art deco units and bank houses in Port 
Melbourne. There are also warehouses and factories 
with heritage listed facades. Collingwood, Carlton, 
Port Melbourne, Albert Park and Middle Park are 
dominated by heritage protected properties.

Heritage style properties remain desirable due 
to their classic charm and aesthetically pleasing 
appearance and they represent a good investment 
for renovators looking to spruce up a house and sell 
it for profit.

With the rising amount of mid to highrise apartments 
being built in Melbourne, it is no surprise that 
developers have also targeted heritage sites in the 
north which offer charming facades, accompanied by 
new and high quality interiors. 

A recent example of this is The Stables at 185 Weston 
Street, Brunswick East. The development of 411 
apartments and townhouses across six buildings 
constructed on a vacant 1.2 hectare site that was the 
previous home of Northern Bakeries and later Tip 
Top Bakeries retains a portion of the original façade. 
The development is the winner of the 2015 National 
UDIA award for Excellence in Urban Renewal, the 
2014 Victorian UDIA Award for Excellence in Urban 

Renewal and the winner of the 2014 Australian 
Property Institute Heritage Property Award. 

The Stables, Brunswick East

$800,000 in Collingwood can get you a heritage 
protected 2-bedroom, 1-bathroom, 2-storey 
townhouse. 

62 Cambridge Street, Collingwood (Source: rpdata.com)

$1,915,000 can get you a 4-bedroom, 2-bathroom, 
historic bank house within the Garden City Reserve in 
Port Melbourne. 

45 Beacon Road, Port Melbourne Source: rpdata.com

In recent years, we have encountered a large number 
of renovations or extensions involving Victorian and 
Edwardian townhouses, with the front façade and 
front rooms remaining intact, but improved via paint 
and some renovation work, but the back half being 
demolished and rebuilt, occasionally adding a second 
level to the rear of the property. 
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Part Two Level Source: rpdata.com

These renovations have a tendency to be over-
capitalised, mostly due to the higher than average 
building costs incurred for being labelled a heritage 
property and commonly their proximity to the city. 
Good gains can however be made on the sale of 
renovated heritage styled properties, especially if the 
renovation is executed well. As previously mentioned 
these styles remain in high demand and rarely 
struggle to find a new owner.

While there is large demand in suburbs such as 
Carlton, Fitzroy and Collingwood, we do not believe 
the heritage style of these properties has an impact 
on demand for renters. The majority of tenants would 
not seek out a heritage style property, but it wouldn’t 
deter them either. As the costs of maintenance 
are higher for the older properties than newer 
residences, the rent is usually higher, but the owners 
won’t find it hard to rent them out.

Prestige – Gascoigne Estate
Renovation and extensions of period homes with 
heritage overlays have become increasingly popular 
within the inner eastern suburbs. One area in 
particular that sees a significant amount of period 
homes with heritage overlays is the Gascoigne 
Estate located in Malvern East. Bound by Tooronga, 
Burke, Wattletree and Manning Roads, this estate 
was developed between 1880 and 1910 and is made 
up of mainly renovated and extended Federation, 
Victorian and Edwardian homes with many dwellings 
still incorporating the quintessential red brick 
construction with timber fretwork typically seen in 
this era. 

Current home owners and potential purchasers are 
drawn to the wide, tree lined streets with houses that 
incorporate period features with modern everyday 
living. The area is well serviced by parks including 
Central Park, shopping, schools and public transport 
making it appealing to a wide variety of residents.

The entire estate is covered under heritage 
overlay HO133 which serves to protect the regional 
significance of the Federation and inter-war suburban 
development. Any works performed on dwellings 
within the estate are required to retain the original 
façade in order to preserve the historical significance 
of the estate.

Many of the dwellings within the estate have been 
either recently renovated or extended, with only 

a handful of dwellings remaining in their original 
condition. Buyers are willing to pay a premium to 
secure these properties to enable them to undertake 
their own renovations to suit their personal style. The 
sale of 11 Belson Street in November 2015 for $2.71 
million (pictured) is an example of a dwelling in its 
semi original state with period detail, on an average 
size block of 748 square metres, which is perfect 
for renovation, subject to council approval. This sale 
price is considered to be at the higher end of the 
acceptable market limit for non-renovated dwellings 
in the area.

Many of the renovated dwellings within the 
Gascoigne Estate can bring in prices well into the $3 
million to $4 million price bracket, depending on the 
quality and the extent of the renovations. Popular 
streets within the estate such as Finch Street, 
Kerferd Street and Coppin Street have no shortage 
of sales within this price range. Properties also don’t 
tend to stay on the market for extended periods of 
time, with the estate having selling periods of 25 to 
28 days on average, demonstrating the popularity of 
this area amongst buyers.

Renovated dwellings within this estate are earning 
significant returns for home owners. The sale of 41 
Anderson Street (pictured) demonstrates the capital 
gains to be made by home owners who undertake 
moderate, non-structural renovations. Its most 
recent sale in October 2015 of $3.05 million is a 
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58% increase from its previous sale of $1.921 million 
in July 2010. Internal renovations were undertaken 
since the original sale, including a new kitchen, new 
flooring, paintwork internally and externally as well 
as new timber decking at the rear of the dwelling. 
With no apparent change to the structure of the 
dwelling, this moderate renovation has delivered a 
substantial gain for the previous owners.

While some dwellings have only had moderate 
renovations undertaken, others have undertaken 
significant structural renovations while maintaining 
the façade as per the heritage overlay applied to 
the estate. The sale of 57 Ardrie Road in October 
2015 for $3.96 million (pictured) undertook major 
structural renovations since its prior sale of $1.35 
million in 2007 and almost tripled its value in a little 
over eight years. The addition of a 3-car basement 
garage, an additional storey on top of the existing 
single level dwelling, an extension at the rear and 
installation of a pool in the middle of the ground floor 
has left the dwelling almost unrecognisable from 
its previous state and demonstrates the dramatic 
increase in value.

While some home owners or potential investors 
may feel restricted when it comes to renovating a 
period style home, the renovation trend has clearly 
been embraced within the Gascoigne Estate and 
its popularity is expected to continue in the coming 
years.

11 Belson Street, Malvern East (Source: REIV)

41 Anderson Street, Malvern East (Source: RP Data)

57 Ardrie Road, Malvern East (Source: REIV)

Inner West
Melbourne’s inner west is rich with heritage and 
period dwellings.  Victorian and Edwardian homes 
are prolific in Ascot Vale, Moonee Ponds, Essendon, 
Flemington, Footscray, Footscray West, Kingsville, 
Spotswood, Newport and Williamstown, while the 
suburbs of Essendon and Strathmore have plenty of 
Californian Bungalows and tiny Travancore has great 
examples of art deco architecture.

In addition to the particular architectural 
characteristics associated with a period property 
(whether decorative brickwork, cast iron lacework, 
patterned tile floors, elaborate skirtings, architraves, 
ceiling roses, return L-shaped verandahs, piers and 
balustrades or painted plaster walls with stained 
picture rails), land size and proximity to Melbourne’s 
CBD are key factors contributing to their desirability. 
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Price points are generally at the upper level of the 
local market simply because demand for period 
dwellings, which are in finite supply, tends to outstrip 
that for newer properties lacking in character. This 
pushes prices higher.

The impact of heritage overlays on renovations and 
extensions varies across different municipalities. 
Planning schemes regulate setbacks, roofs, fences, 
garages, crossovers, materials height, form, styles, 
paint colours and sub-division to help ensure that 
development is appropriate to the area. 

The key to a successful renovation or extension of a 
heritage property is to adhere to planning guidelines 
and renovate in sympathy with surrounding 
development. While problems inherent in period 
dwellings such as rising damp, crumbling brick, 
uneven floors and walls, lack of insulation, ageing 
wiring and termite damage have to be factored into 
the renovation of these properties, significant value 
can be added by owners who understand the costs 
associated with renovating or extending heritage 
properties and do not over-capitalise.

A heritage overlay can have little or no impact on 
valuation.  As all valuations start with comparison, 
the value of a heritage property is assessed in 
relation to comparable properties in the local area 
and in the inner west recent comparable sales 
evidence is generally available.  

There is no great discrepancy between rentals 
for heritage and non-heritage properties in the 
inner west of Melbourne. However, the majority of 
renovated period properties appear to be owner 
occupied rather than tenanted demonstrating a 
preference for owners to live in their renovated 
property rather than viewing it as an investment 
property and leasing it out.

A heritage overlay may restrict development 
approval and seek to maintain the period appearance 
of a property or street.  82 Stephen Street, Yarraville, 
a 4-bedroom landmark Victorian property sold for 
$2.38 million under the hammer on 27 February 
2016. On 824 square metres of land with large 
gardens and a pool, this renovated property dates 
back to 1897. The property is heritage listed and 
development is limited yet the sale set a record for 
the suburb. The median price for a 4-bedroom house 
in Yarraville as at December 2015 was $920,000 
(Source: REIV, 2016).

Lesser known Travancore, sandwiched between the 
suburbs of Ascot Vale and Flemington, is home to 
a tightly held, small pocket of distinctive inter-war 
homes and apartments with leafy streetscapes. Close 
to the city and with reasonably large block sizes, it is 
a cohesive and largely intact precinct and subject to 
a number of heritage overlays.  

Recent sales in the suburb include 173 Cashmere 
Street on 8 February 2016. This elevated and 
renovated 5-bedroom Californian Bungalow on 780 
square metres sold for $2.15 million. The property 
is subject to an environmental significance overlay 
to protect the treescape on the street as well as a 
heritage overlay. Note: the suburb is too small for 
median data to be recorded.

173 Cashmere Street, Travancore

In Ascot Vale, 6 and 8 Wigton Street sold for $2.5 
million on 18 March 2016. The property is a double 
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fronted fully renovated 5-bedroom Victorian home 
with a pool on one title (number 8) and a 525 square 
metre sized garden on the other title (number 6). 
Both parcels are subject to heritage overlays relating 
to paint controls and subdivision, demolition and 
construction. 

The median price (December 2015 quarter) for 
a 4-bedroom house in Ascot Vale is $1.32 million 
(Source: REIV, 2016).

6 and 8 Wigton Street, Ascot Vale

Echuca
Heritage residences tend to be concentrated in 
central Echuca with a range of period Edwardian 
and Californian bungalow style residences, many 
of which retain their original character and design 
while others have been extended and renovated 
to feature more contemporary kitchen, meals and 

living areas. These residences are typically not 
well suited to the rental market due to the costs 
associated with the building along with maintenance 
to a lesser extent. Renovations can be challenging 
as a result of compliance with the prevailing overlays 
for everything from colour schemes through to 
architecture and fencing. There are also multiple 
older farm houses with heritage features that have 
strong appeal to the broader market.

Mildura
Mildura’s early development as an irrigation colony 
in the late 1800s was done to a budget rather than 
on the back of a gold rush and as a result most of 
the early homes and commercial buildings in the 
region were fairly plain. The initial development was 
undertaken by the Chaffey brothers who moved from 
California to establish the irrigation infrastructure 
and attract settlers and this explains why the layout 
of the town was planned to American conventions.

Nevertheless there are a handful of heritage 
residential properties both in and surrounding 
Mildura. The majority of these were constructed in 
the early 1900s and most have now been restored.

As there are only limited examples of good quality 
character dwellings, these properties are thinly 
traded. When advertised, they generally attract 
reasonable levels of interest from buyers who are 

attracted to the character features and generally 
good positions that these dwellings occupy. In 
virtually all cases, buyers purchase these properties 
to create a family home, rather than to renovate and 
sell at a profit.  A large percentage of buyers are 
families who move to Mildura from other regions 
and who often have a higher preference for buying a 
character home.

Our observation is that the cost of restoring these 
heritage dwellings is rarely recovered on their sale 
and that for owners the restoration is seen as a 
lifestyle choice rather than as an opportunity to 
make a capital gain.

A recent notable sale of a heritage residence is 25 
Chaffey Avenue, Mildura, which sold for $640,000.  
The residence was constructed circa 1890 and 
had been renovated and extended over the years, 
while retaining the original character. The property 
required an extended marketing period over six 
months to achieve its sale price, pointing to the 
limited pool of buyers seeking this type of property.

Bendigo
Bendigo has a rich history dating back to the 
Victorian gold rush of the 1850s which saw a rapid 
injection of wealth to the region in a short period of 
time. The remnants of this boom are still present with 
an abundance of grand heritage homes scattered 
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across the suburbs of Bendigo ranging from the 
extravagance of Fortuna Villa to the more modest 
miners cottages. The heritage housing styles found 
in Bendigo include miners cottages, Victorian, 
Federation and inter-war style homes which are 
dispersed intermittently and in pockets across the 
older suburbs of Bendigo, Golden Square, Quarry Hill, 
Kangaroo Flat and Eaglehawk.  

The heritage housing market in Bendigo is currently 
in high demand and has seen more growth in the 
past 18 months than it has in the past ten years. 
There is a distinct concentration of tightly held high 
quality heritage homes in the area around Forrest 
and Barkly Streets where sites have a nice elevation 
and are close to the centre of Bendigo. Dwellings 
are typically in a Victorian or Federation style and 
achieve very solid sale prices towards the higher end 
of the market. A renovated heritage home attracts 
a higher sale premium but there is limited evidence 
of buyers purchasing with the intent to renovate and 
sell for profit in the inner locales. The most recent 
example is 39 Barkly Street which sold in March for a 
record $2.1 million.  

The price point of the heritage property market in 
Bendigo is varied. A modest early Victorian style 
dwelling can be had for $250,000 in fair condition 
within two kilometres of the central business 
district. At the opposite end of the scale a renovated 
Victorian or Federation style dwelling will cost 
upwards of $1 million. 

A sale of particular note is that of Lansellstowe 
in late 2015 for $1.85 million. Lansellstowe is a 
circa 1913 three storey mansion designed by noted 
local architects Beebe and Garvin in the Italian 
Renaissance style for prominent mining magnate 
George Lansell. It comprises 7-bedrooms and 
5-bathrooms with rendered brick walls and slate 
roof with ample open off street parking. The building 
includes ballroom, gentleman’s lounge, sitting room, 
rumpus room, cellar and two dining rooms.  

Listed below are some recent prestige heritage: 

39 Barkly Street – March 2016 – $2.1 million

1850s brick dwelling including 3-bedrooms, 

3-bathrooms, cellar and 2-double garages. Fully 
renovated recently and in very good condition 
internally and externally. 

Sommerfield
46 MacKenzie Street – January 2016 – $1.8 
million. 1905 Victorian style brick dwelling including 
4-bedrooms, 2-bathrooms and 3-car garage. 
Renovated circa 1990 and becoming dated. 

Lansellstowe
60 Barkly Street – December 2015 – $1.85 million

Circa 1913 Italian Renaissance style including 
7-bedrooms, 5-bathrooms and two dining rooms. 
Grand building built by a local mining magnate. In 
good condition but requires extensive renovations.

Kent House
121 Wattle Street – November 2015 – $1.65 million
Circa 1874 Victorian style brick dwelling including 
4-bedrooms, 3-bathrooms and 3-car detached 
garage. Good internal and external condition.  
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149 Forrest Street – February 2015 – $1.7125 
million
Circa 1870 Edwardian style brick dwelling including 
4–bedrooms, 2–bathrooms and modern extension. 
Property renovated prior to sale with good external 
and internal condition. 

124 Forrest Street – February 2015 – $1.31 million
Circa 1885 dwelling containing 4-bedrooms and 
2-bathrooms. Renovated circa 1980 and requires 
updating. 

Gippsland 
Throughout Wellington and Latrobe there are several 
pockets within townships that contain heritage style 
dwellings built circa 1920s and 1930s. We mostly see 
Victorian style dwellings in the vicinity of Macalister 
Street, Sale, Henry and Gordon Streets in Traralgon 
and to a lesser extent, Francis Street in Bairnsdale. 
Traditional Californian bungalows are also a classic 
style which are popular in the region and generally 
do not require long marketing periods. In Baw Baw, 
heritage style buildings can be found in Albert and 
Victoria Streets, within close proximity of the CBD.

Price points for these areas in Traralgon and Sale 
are in the $400,000 vicinity. Grand facades with 
elegant finishes and established cottage–style 
gardens attract buyers who are seeking a home with 
character. The properties are generally on larger 

sized allotments in prime locations which also makes 
them attractive to the market.

Heritage overlays often restrict the design and 
quite often increase the cost of renovating and 
refurbishing these properties. A well thought out 
renovation is quite rewarding. Without being privy to 
building costs, some heritage style properties can be 
re-sold for almost double the original purchase price. 

Renovated heritage style properties do not often 
appear on the rental market as they are generally 
owner occupied. 

From a valuer’s perspective, it is often difficult to 
find sales evidence as these properties are generally 
tightly held. High replacement costs are also a factor 
when valuing properties of this type, due to heritage 
overlay limitations and the high quality finishes often 
used.
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Brisbane
Brisbane loves it’s heritage.

Our Queenslander timber-and-tins sit proudly 
upon this city’s dirt – an iconic design that’s well 
entrenched in our psyche.

When it comes to older homes under protection, 
there’s heritage (which is the really old stuff that’s 
very rare) and there’s also character housing which 
is pre-1946 homes that must be retained under 
legislation.

Because of the restrictions that may revolve 
around many of these properties when it comes to 
renovation and removal, some buyers view them as a 
pain, while others embrace the structures as historic 
works of art.

Typically Queenslander style property is found in 
the inner city localities mostly within 5 kilometres of 
the CBD. If your keen to drive around and see some 
architectural history, try Paddington, Auchenflower, 
Coorparoo, Hawthorne, Bulimba and New Farm. 
They are dominated by very cool, old shacks. Also 
check out some of the classic property in the Ipswich 
area. While we know it’s not Brisbane, we can’t 
help but feel pride in our western cousin’s beautiful 
structures.

Sticking with properties within the Brisbane City 
Council boundary, you’ll find price points that would 
make a Sydney buyer choke on their barramundi. 
For less that the cost of a 1-bedroom Bondi unit, you 

can get yourself into a classic home on a 607 square 
metre block in Cooparoo i.e. just over $750,000. 
They’re a bit more expensive in Bulimba and 
Hawthorne where you’ll need something closer to 
$900,000 or more, while small sites of 405 square 
metres in Paddington will see you in a modest quality 
home somewhere in the mid-$700,000s. You’ll really 
need a bit more dosh to get something substantial 
and on a decent size block in Paddington – even more 
so in New Farm.

So why do we love ye olde’ Queensland property? 
Well they typically have a number of attributes 
that new properties don’t, such as VJ timber walls, 
decorative and high ceilings, plus larger bedrooms 
and living areas. Many of the classics also come with 
big verandahs just right for a Squatter’s Chair.

Most buyers head into heritage-property ownership 
with the intention of renovation, and purists will want 
to maintain the original character of the dwelling 
when they do the work. The main renovation is 
“raising and building in underneath” as the majority 
of Queenslanders were highset.

There’s no denying issues do arise where a property 
is on the Heritage Register given it may have some 
cultural significance. In this case, there’s extra money 
spent to ensure that any proposed renovations or 
extensions are in keeping with the character of the 
dwelling – although architectural and planning advice 
may allow for clever additions to a property that will 
satisfy the authorities. Many buyers add onto older 

homes with a contemporary extension where the line 
between modern and historic is clearly defined. If 
you’ve sort the right professional advice, it can work 
very well.

Many of the properties also offer a chance for 
a profit. Good gains can be made renovating 
Queenslanders as often they are in modest condition 
when purchased and there’s the opportunity to raise 
and add a second level.

While these homes may have a special place in an 
owner’s heart, there’s no evidence that there’s 
greater tenant demand for Queenslanders over other 
styles of dwellings – it would be more about location 
than style when it comes to tenant demand. In fact, 
some of the older homes can suffer from being high 
maintenance and, depending on orientation, can be 
susceptible to hot summers and cold winters. 

From a valuer’s perspective, generally Queenslander 
style dwellings are valued on a similar basis to newly 
constructed dwellings and the valuer would compare 
with sales of Queenslanders where possible. Where 
a property is listed on a Heritage Register, comment 
would be made in the report about this fact and that 
this may have an impact on any future renovations 
proposed for the property.

But overall there is broad appeal for well-presented 
timber and tin – particular in our blue chip suburbs… 
and with a little elbow grease they can result in a 
handsome value increase in many cases.
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Toowoomba
Toowoomba is renowned for its heritage and 
character homes. The inner city suburbs are 
dominated by these houses which were generally 
built between 1890 and the 1950s. These areas 
typically comprise heritage properties which are 
mostly colonial cottages or Queenslander style 
dwellings and represent the vast majority of 
character housing across the Toowoomba region. 
Attributes that aid the popularity of these character 
homes include features such as high ceilings and VJ 
timber wall linings and the fact that they are suited 
to current restoration trends and modern extensions. 
Additionally, these areas are centrally located 
within close proximity of the CBD, schools and other 
established facilities. 

The opportunity to buy colonial dwellings in 
Toowoomba is endless with 1930s workers cottages 
starting around the $210,000 mark. An example 
follows of an original, 3-bedroom timber cottage 
which sold in February for $219,000 in the inner 
suburb of Toowoomba City. 

The more affordable character home options are 
available in the suburbs of Newtown, Toowoomba 
City, South Toowoomba and Harristown. A recent 
sale is shown below of a fully renovated, 4-bedroom 
colonial dwelling in South Toowoomba which sold for 
$740,000. 

Higher value heritage dwellings can be found more 
readily in East Toowoomba and Mount Lofty. These 
suburbs feature tree lined streets and in some 
instances, larger lot sizes which are appealing to the 
prestige buyer segment. Close proximity to private 
schools and the convenience to the central business 
district underpin property prices in these areas. 

East Toowoomba’s median house price has climbed 
from $442,000 to $455,000 from the end of 2015 to 
the first quarter of 2016. Detailed below is the recent 
sale of a 5-bedroom, renovated colonial dwelling in 
East Toowoomba which sold for $1.245 million. 

When it comes to character properties in 
Toowoomba, there remains somewhat of a 
polarisation in quality with some homes dilapidated 
and in need of repair and renovation while others are 
already immaculately restored with high end finishes 
and even in some cases, over-capitalised. 

Sunshine Coast
The Sunshine Coast is considered to be relatively 
young when compared to other areas and especially 
when compared to capital cities and historical 
townships in Queensland such as Toowoomba and 
Maryborough. The area was first settled in the 19th 
century with development progressing slowly until 
tourism became an important industry around the 
1950s and 1960s. Subsequently there are limited 
heritage style properties on the coast.

The sprinkling of heritage properties are mainly 
located within the hinterland and railway townships 
starting from Beerwah in the south to Pomona in 
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the north incorporating the original main service 
centre of Nambour where the majority of these 
property types are found. The older style properties 
comprise mainly pre- and post-war 1930s to 1960s 
style dwellings with an entry price point for a home 
in original condition of circa $250,000. Typical with 
these homes are the fairly standard renovations 
carried out. New kitchens and bathrooms, polishing 
of the timber floors and painting. Renovation 101. 
A challenge with these homes is that if there is a 
significant issue uncovered in the renovation process, 
repairing it can blow out costs.

The small fibro cottages that were once weekenders 
are one of the popular dwelling styles on the coast. 
Typically these are located within the original 
beachside suburbs of Caloundra, Maroochydore and 
Noosa. These are typically extended and renovated 
but the design features have evolved into new homes. 
They become contemporary style fibrous cement 
homes with skillion roof, louvres, good outdoor 
spaces and a number of other cool features that all 
have some origin in the original beach shack. Entry 
level for an original beach shack can vary based on 
the location and the under lying land component.

The economics around the renovation process do 
have to be watched and monitored closely. Costs 
do have the potential to blow out given that various 
trades and builders aren’t interested in working on 

these types of homes as they do tend to be put in the 
too hard basket. While it may make more economic 
sense to bowl a home over and build from scratch, 
there is nothing like the character associated with 
renovating a classic.

Hervey Bay
Heritage property on the Fraser Coast is 
predominantly located in Maryborough, otherwise 
known as the Heritage City. Property in Maryborough 
dates back to the late 1800s with some buildings 
having been restored to a very high standard.  
Property which is heritage listed tends to have 
restrictions on what type of restoration work can 
take place in keeping with the age and period 
features.  In recent times, the market in Maryborough 
has been retracting and may represent good value 
for money depending on the quality and condition of 
improvements.  

Dwelling styles of this era typically encompass the 
Queenslander and Colonial type homes, with large 
expansive verandahs, polished timber floorboards, 
fretwork and very high ceilings. High set dwellings 
typically achieve good breezes, minimising  the 
need for air-conditioning. Depending on the overall 
condition and features of the property, price points 
range between $100,000 and $290,000 for most 
housing stock. A popular renovation recently 
observed has been the enclosure of a sleepout 

to create a walk-in robe and en suite, with some 
recent refurbishment making good use of this 
sometimes under utilised space. Costs to renovate 
a Queenslander can easily snowball, with over 
capitalisation an important factor to consider before 
embarking on a project of this size. 

Bundaberg
A quick search of the Government Heritage Register 
of Queensland would indicate that there are no 
residential premises in Bundaberg that are heritage 
listed. The buildings listed on the register are ones 
such as the Arts Building, local original bridges 
and early Bundaberg schools. The suburbs closer 
to the CBD including Bundaberg West, Bundaberg 
South and Walkervale contain many older traditional 
Queenslander style homes that have been renovated. 
These types of homes are also generally on larger 
size allotments (typically around 1,000 square 
metres) which also adds to their appeal. The larger 
Queenslander type dwellings as opposed to the 
smaller workers cottages are the ones that if 
renovated to a high standard, will attract the higher 
prices. Homes of this calibre are usually tightly held 
and attract a high level of interest when they become 
available, even in current market conditions.

Gladstone
There are no residential premises in Gladstone that 
are heritage listed. In saying this, suburbs closer to 
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the city including Gladstone Central, West Gladstone 
and South Gladstone contain many older traditional 
Queenslander style homes. Many of these homes 
have been renovated to high standards and have 
some form of harbour or district view due to the hilly 
nature of central Gladstone. These types of homes 
are also generally on larger size allotments (typically 
around 1,000 square metres) which also adds to their 
appeal. Homes of this calibre are tightly held however 
can attract a fair level of interest when they become 
available, even in current market conditions.

Rockhampton
The Queensland Heritage Council (www.qldheritage.
org.au) decides what is entered onto or removed 
from the Heritage Register. It considers each 
nomination individually against criteria stipulated in 
the Queensland Heritage Act 1992. A rudimentary 
count of the Queensland Government Heritage 
Register shows that there are approximately 76 
heritage listed buildings in the Rockhampton area. Of 
those, approximately seven are residential dwellings 
and one is currently used as a multi-unit dwelling. 

Most of these dwellings achieve their heritage status 
due to their architectural or aesthetic qualities as 
well as their contribution to the area’s history. 

Rockhampton’s heritage listed dwellings are 
generally located in established areas such as The 
Range where historically, the more affluent citizens 
built their homes due to the views and breezes the 

elevation afforded. These qualities still make them 
desirable today.

Price points vary, however indicate that location, 
land size and dwelling area, coupled with prestige 
attachment tend to dictate price rather than heritage 
status. For example, in 2012 there was a sale of a 
well located, 5-bedroom dwelling with over 400 
square metres of living area and set on over 8,000 
square metres which fetched $1 million. It was 
purchased even though it still required an extensive 
maintenance program to enhance its appearance. 
On the other hand we believe that dwellings with 
heritage status located on typically sized, sub 1,000 
square metre allotments with typical sized living 
areas would not fetch a premium price. This is due 
to the fact that there are other similar styles to 
choose from which do not have heritage constraints 
attached. 

In the current market, it could be argued that it is 
unwise to purchase and renovate heritage listed 
property solely for capital gains purposes. Most 
current renovations are to enhance the property for 
personal enjoyment, even though owners are aware 
that they are over-capitalising. 

The rental market is not affected by heritage listings, 
rather by market conditions and location. No more or 
less rental income is achieved by the dwelling being 
heritage listed.

Mackay
Mackay has limited heritage style dwellings. There 
are some pockets which are improved with large 
Queenslanders. The majority of these areas are 
located in South Mackay, close to the CBD and 
other inner suburb areas, particularly around West 
Mackay. Properties comprise large dwellings on 
traditionally larger allotments. Renovations can vary 
from traditional highset look, to having the dwelling 
raised and fully enclosed underneath, although 
this can be difficult due to flood overlay in these 
areas. The main constraint when renovating is the 
high costs associated to restore these dwellings to 
their former glory.  These homes over the past ten 
years have held good interest in the market and 
commanded premiums, particularly if renovated to a 
high standard. 

It is considered that good quality 
Queenslanders will attract good 
interest and price levels, even in 
the current market.
Whitsundays 
In and around Airlie beach there are no heritage 
listed dwellings, however in and around Proserpine 
there are older dwellings located around the town 
centre, mainly the pubs and shop fronts.
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There are some older dwelling located in and around 
Airlie Beach and Cannonvale usually with some 
sort of view. In some cases these 1960s and 1970s 
style dwellings are being renovated to look modern, 
however in most cases the properties are purchased 
for their location and view and the old dwellings 
are being knocked down and replaced with new 
dwellings.

Townsville
Townsville was founded in 1864 and from a heritage 
perspective offers a uniquely Australian tropical 
character.

Some of the classic heritage styles found around 
Townsville include high set and low set Queenslander 
workers cottages, bungalows and colonials.  The 
highest concentration of these properties is found 
within the inner city areas of Belgian Gardens, 
North Ward, Castle Hill, Townsville City and South 
Townsville, along with the fringing suburbs of Railway 
Estate, Hermit Park and Mysterton.

Buyers of this style of property typically appreciate 
the classical design and are attracted to the period 
features, finishes and use of natural products 
compared with modern day design.  

Many of these older style homes fall within the 
character zoning of the local Town Plan, which aims 
to protect the traditional character and streetscape.  
Renovators have the potential to make good capital 

gains depending on when in the property cycle 
they purchase and what area and period the home 
falls within.  Generally speaking period homes of 
circa 1920 that are well presented and located 
within desirable suburbs such as the inner city and 
Mysterton are harder to over-capitalise on than say 
homes of the circa 1950 to 1960 era, which may not 
be as appealing to buyers.

Heritage style property appeals to certain buyers, 
which results in a smaller market segment.  
Typical buyers of heritage style property have an 
appreciation for their classical design and for this 
reason they remain popular.

Cairns
Cairns is a relatively new city in the national 
landscape, with official settlement not taking place 
until 1876 and the first public land sales in 1877. In 
addition, many of the early buildings in Cairns only 
ever lasted until the next cyclone, before needing to 
be rebuilt. For this reason, the number of heritage 
buildings that have remained standing in Cairns is 
relatively limited.

Nevertheless the Queenslander was the predominant 
architectural style of dwelling for many years and 
there are many examples of this style in the older 
established suburbs. It is these older dwellings 
that present opportunities for renovation and 
modernisation. By way of example, renovated 

Queenslanders in Parramatta Park currently 
command a market range typically of $450,000 to 
$600,000, compared to a typical market range of 
$350,000 to $450,000 for unrenovated dwellings.
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Adelaide
Heritage style properties are generally well received 
by the Adelaide property market. Examples of two 
heritage style areas are North Adelaide and Colonel 
Light Gardens. North Adelaide is situated to the 
north of the Adelaide CBD fringe. 

North Adelaide is part of the historic plan of the City 
of Adelaide. The historic character of North Adelaide 
provides strong cultural and historic evidence of 
the creation of the colony, the establishment and 
consolidation of early settlement and the subsequent 
development of South Australia’s capital city over 
time. The area retains many buildings and sites of 
state and local heritage value ranging from large 
mansions to simple row cottages, corner shops and 
hotels to major churches and institutional buildings 
that reflect the different periods of development 
(reference: City of Adelaide Development Plan).

North Adelaide is made up of a group of three 
residential areas separated from the city by the 
parklands. These areas are known as Upper North 
Adelaide, Lower North Adelaide and the Cathedral 
Area. It is an appealing and sought after area due to 
its proximity to the CBD, O’Connell Street shopping 
and restaurant precincts and Adelaide Oval as well as 
its border of parklands and attractive housing stock.

House styles present in North Adelaide include 
early Victorian (1840s to 1860s), Victorian (1870s to 
1890s), Edwardian (1900 to 1920s), inter-war (1920s 

to 1942) and post-war (1950s plus). Smaller dwellings 
(typically attached and row style) on small allotments 
(70 square metres to 350 square metres) generally 
sell in the $400,000 to $600,000 range. Larger 
detached dwellings typically sell for over $800,000 
while mansion style dwellings could be anywhere 
from $2 million to $4 million.

Colonel Light Gardens is situated approximately nine 
kilometres south of the CBD. 

In January 1917, Charles Reade, South Australia’s first 
appointed Government Town Planner, commenced 
plans for the model suburb Mitcham Garden Suburb 
(source: City of Mitcham Development Plan). This 
area would become known as Colonel Light Gardens. 

The garden suburb included radial street patterns, 
street reserves and gardens, wider main streets 
and narrower streets for residential areas which 
discouraged through traffic, zoning of areas 
according to their best use, designated residential 
and commercial areas, utility ways for sewerage, 
gas mains and power cables, allotments with wide 
frontages and space for recreation and gardening. 
Development progressed first in the north east 
section of the suburb in 1921. House styles reflected 
the popular preference for Californian bungalows. 
The suburb is significant as it exemplifies the 
theories of town planning of the early 20th century 
based on the Garden City concept and is considered 
the most complete and representative example of a 

garden suburb in Australia, combining town planning, 
aesthetic and social elements into a coherent plan. 
The public and private spaces of the suburb meld 
to create a distinctive three dimensional suburban 
design (source: City of Mitcham Development Plan).

Dwellings in this suburb typically sell between 
$500,000 and $1 million with dwellings to the upper 
end of the range typically renovated throughout. 
This area provides a more affordable option for 
potential purchasers seeking a character property 
compared to suburbs closer to the CBD. There is 
railway access to the CBD via a train line situated 
within one kilometre of the suburb. It is a popular 
suburb due to its proximity to local facilities with 
small cafes operating in original shop fronts in the 
area increasing in popularity.

Heritage style properties in North Adelaide are 
typically renovated with modern style additions 
increasing the amenity of older dwellings while 
retaining character features in the original section 
of a property. It can be difficult to determine how 
people are treating the renovation of these older 
homes as many homes are renovated and then held 
in the medium to long term. 

An older example of a renovation undertaken in 
North Adelaide is shown below. The property was 
purchased in April 2010 for $1.16 million and was in 
poor condition. After a full refurbishment including 
the construction of an extension and swimming pool, 
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the property sold in September 2011 for $2 million. 
Given the scope of works that appear to have been 
undertaken, we would assume the renovation costs 
were substantial. As noted above, it is generally 
difficult to determine how renovations are treated 
if the property is not sold on completion of the 
renovation.

After renovation:

Potential purchasers seeking heritage style property 
typically appreciate a property’s history and older 
construction methods. New home buyers can be 
deterred by older homes as they can be viewed as 
requiring more maintenance and repairs. Given the 
example of North Adelaide, heritage properties in this 
location are desirable because of their history and 
location. 

There is tenant demand for heritage style dwellings 
particularly in the two areas noted above. As with all 
property, location and local services are important 
to potential occupants of a property. Older dwellings 
in particular can be popular as they typically provide 
large, even sized rooms which can be appealing for a 
shared accommodation set up.

A heritage style property does not have an impact 
on a valuer’s assessment. Where a property is state 
or local heritage listed, there is awareness that any 
works have been undertaken in accordance with the 
Local Development Plan for the area. 

If a heritage listed property is in poor condition 
that would typically represent land value, a valuer 
needs to consider that the improvements cannot be 
removed and the existing improvements would need 
to be renovated. 

Renovations to a heritage style property can be 
more expensive than a standard style dwelling but 
this is subjective given renovations and in particular 

extensions, can attract a higher building rate than a 
new build. 

A valuer would have consideration for the potential 
outlay of a heritage renovation but the valuation 
would be undertaken via standard practice and 
therefore based on comparable sales evidence. 

Mount Gambier
Properties of some heritage significance are listed 
within the city of Mount Gambier Development 
Plan (www.sa.gov.au/topics/property-and-land/
planning-and-land-management/development-plans/
country-development-plans/mount-gambier-city-
development-plan). The Development Plan provides 
an address and detail of the specific heritage 
significance of each property listed. The State 
Heritage register is a shorter list which does not 
include housing, however encompasses churches, 
banks, fire station, schools  etc. whereas the 
Schedule of Local Heritage Places are predominantly 
residential houses. 

Areas such as Bay Road, which encompasses one of 
Mount Gambier’s oldest residential areas, contains 
many dwellings identified as local heritage places. 
House styles within this area include cottages, 
bungalows, Tudor style and return verandah villas. 
The Vansittart Park area is strongly influenced by 
villa, Federation and bungalow style dwellings. The 
Wehl Street South area contains a significant number 
of early dwellings ranging from the 1880s through 
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to the mid 1920s and the Doughty Street and Wehl 
Street North areas are characterised by grand houses 
on generous allotments. These areas are all blanket 
areas dedicated to being heritage by the Mount 
Gambier local council.

These types of character dwellings often achieve 
average prices above typical conventional dwellings. 
Renovated and extended character style dwellings 
are often tightly held in Mount Gambier. Some well 
located streets within Mount Gambier may only have 
one or two character dwellings placed on the market 
every few years. Below are some recent sales of 
heritage style dwellings.

52 Bay Road – $810,000                                                  

External form, original materials and architectural 
detail of 1902 residence including face dolomite and 
dressed limestone walls, original timber window and 
door joinery, return convex verandah roof form and 
stone chimneys.

22 Jardine Street – $970,000 

External form, original materials and architectural 
detail of 1909 residence including sawn limestone 
walls and stone chimneys, cast iron verandah 
elements and limestone fence pillars.

41 North Terrace – $385,000

External form, material and detail of 1915 residence 
including dressed limestone walls and door and 
window dressings, limestone balustrade wall to 
verandah, tall limestone chimneys, timber verandah 
posts and timber strap detail to roof gable.

Desirable attributes of these heritage style properties 
include features such as high ceilings, polished timber 
floors, solid construction, ornate ceilings and cornices 
and open fireplaces. In addition most heritage 
homes are centrally located on larger allotments 
than typically found in modern residential divisions, 
ranging anywhere from 1,000 square metres to 
5,000 square metres. 

In recent years, a growing number of people have 
been undertaking extensions and renovations 
on character style dwellings. Typically the older 
properties will have large rear yards with scope for 
good sized extensions. Often owners will reconfigure 
floor plans to add in an en suite to the master 
bedroom, install larger new kitchens and remove 
internal walls to create better natural lighting. 

Extending and renovating these older homes can be 
expensive and costs often exceed first estimates. In 
saying that, a well located character home is harder 
to over capitalise on when compared to typical 
conventional dwellings situated in a secondary 
location. 

Available sales evidence does indicate that few 
property owners have made large profits on sales of 
these properties once extensions and renovations 
have been completed. It is difficult to make good 
returns when renovating these older homes because 
of the associated high expense, however in the 
market they are considered safe to renovate as they 
are highly sought after.
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As Australia’s second and third oldest cities are 
located in Tasmania there are many superb examples 
of architectural styles to feast your eyes on as you 
wander around our centres. Many of Tasmania’s historic 
properties are now well known tourist destinations with 
probably the most renowned being World Heritage 
listed Port Arthur. National Trust Houses open to 
tourists include Woolmers Estate, Brickendon and 
Franklin House.

Historic properties are not confined to tourist 
attractions. There are many privately owned residences 
in Tasmania’s population centres. In recent decades as 
we Australians have become more consumed with our 
lineage, history and property restoration, period homes 
have generally become more sought after and are often 
located in the inner, higher priced suburbs.

When strolling around the periphery of both 
Launceston and Hobart’s central business districts, 

many fine period residences of varying architectural 
styles are on display including art deco, Federation, 
inter-war, Old English, arts and crafts, late Victorian 
gothic, Victorian Italianate terraces, Georgian Greek 
revival and Georgian cottages.

Capital entry barriers to the residential property market 
are lower in Tasmania compared to other states and 
so are the capital entry barriers to securing your own 
piece of history.

Some buyers’ preparedness to pay premium prices 
for historic homes was demonstrated in 2014 with the 
significant sale of Lyndhurst in North Hobart. This 
property sold for $2.8 million which at the time was 
a record breaking price for a stand alone residential 
property north of Hobart’s centre. The property 
is on over 5,400 square metres of land and within 
approximately two kilometres of the city. The building 
is heritage listed and described as a late Victorian style 

single storey mansion with extensive grounds.  The 
home boasts a stone and cast iron verandah with a 
wide frontage and centre entry flanked by bay windows, 
Italianate entry steps and balustrades with later 
additions to either end of the building. 

For those with more modest budgets and a bent for 
character homes with period features on smaller 
parcels of land located within approximately one 
kilometre of Hobart’s centre, such properties have 
recently sold for a touch over $500,000.  

In the well regarded, centrally located suburbs of East, 
South and West Launceston in the north of Tasmania, 
for buyers with a $500,000 budget it is possible to 
purchase renovated 4-bedroom, 2-bathroom character 
residences.
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Georgian Greek revival 1825 to 1860

Inter War Old English Arts and Crafts circa 1930 

Georgian Cottage pre 1835 Georgian Residence circa 1840 Victorian Italianate Terrace 1840 to 1890

Late Victirian Gothic 1880 Conjoined Federation House circa 1895 Art Deco circa 1925
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Darwin
The moniker of heritage often carries negative 
connotations. Many buyers feel their options are 
restricted when it comes to sprucing up the home. But 
do these things right and you can end up with a very 
valuable asset.

Darwin is a very unique city when 
it comes to the age of buildings.  
Two major events have significantly 
affected the historical nature of the 
town. 
The World War II bombings of Darwin from 19 
February 1941 through to 1942 brought massive 
destruction to the streetscape, bringing much of 
the city to its knees.  Some 33 years later, the next 
significant event was Cyclone Tracy which hit on 
Christmas Eve in 1974.  Darwin had expanded and 
been re-built in the post war years with urban areas 
thriving around schools, sporting fields and following 
the coastline out towards Casuarina Beach. These two 
significant 20th century events have resulted in there 
being only very small pockets of heritage housing 
areas.  Because of the widespread destruction of 
the northern suburbs there are almost no heritage 
buildings, which centres the focus around the Darwin 
CBD, Larrakeyah, Parap and Fannie Bay.  

Much of the heritage property which was once 
residential has been altered for commercial and 

tourist operations. Think Myilly Point in Larrakeyah 
where the Burnett Homes are located overlooking 
Mindil Beach.  

Other Darwin CBD locations that feature heritage 
properties include the Mall, with the Vic Arcade, 
the Paspaley building and the Westpac Bank at 
the Southern end of the Mall, the stone houses 
on Cavenagh Street and most notably the Darwin 
Esplanade which includes Admiralty House (now Char 
Restaurant) the Governor’s residence and old Post 
Office just to name a few.  

Quite obviously there has been new development 
on some of these sites, with planned future 
developments likely. We note that all properties which 
are heritage listed are governed by the Heritage Act:  

“The object of this Act is to provide for the 
conservation of the Territory’s cultural and natural 
heritage”.  

In order to develop these properties for a higher and 
better use, the existing appeal must be retained. 
Often this will result in the original façade of the 
building being kept and blended into the new 
improvements.  

The closest thing to heritage residential dwellings in 
Darwin include the older elevated dwellings found 
in Larrakeyah, Parap and Fannie Bay. Many of these 
dwellings were constructed in the 1950s, during the 
rebuild and expansion of Darwin following World War 
II. Entry level to these locations is now in excess of 

$700,000. This price point is driven by land value 
rather than the added value of the heritage dwelling.  
These properties remain popular in the market place, 
largely driven by location. Many purchasers choose to 
retain the original dwellings, undertaking significant 
renovation campaigns to restore and remodel.  

Features of heritage and vintage residential property 
include elevated or low-set dwellings, excellent cross 
ventilation with use of high ceilings, louvre windows, 
wrap around verandahs and good sized balconies. 
The allotments tend to be heavily landscaped with 
large trees to provide shade from the afternoon sun. 
Notably these dwellings have open space underneath 
so the breeze can move through the dwelling, cooling 
it quickly once the afternoon sun sets. The more 
modern version of the Burnett Homes are the Troppo 
designed dwellings.  

The market shows that this heritage or vintage 
style of residential property is preferred by owner 
occupiers rather than tenants. Given the high degree 
of regular maintenance and upkeep, landlords are 
less inclined to leave this in the hands of tenants who 
are unlikely to manage and incur the maintenance 
expenses.  

So while Darwin doesn’t necessarily offer the heritage 
feel of older Australian cities such as Sydney and 
Melbourne, there are pockets and hidden gems out 
there which can be transformed to achieve a tropical 
yesteryear feeling. 
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Perth
When we think of heritage precincts in Perth, most 
people jump straight to the heritage rich port of 
Fremantle and the highly sought after suburb of 
Mount Lawley, so we’ll use those as the basis of our 
discussion. Other examples include Bassendean, 
Perth, Guildford, Bicton, Dalkeith and Claremont. 

The most common form and most sought after 
architectural style is without a doubt the Federation 
style. The style is exemplified by complex, ornate 
joinery and detailed plasterworks including ornate 
ceilings and mouldings, lead light windows and 
tuck-pointed brick work. Timber is always a feature, 
whether by polished timber floors, timber parquetry 
or extensive timber mouldings. Given the long 
established nature of the suburbs featuring these 
properties, external appeal includes streets lined 
with mature trees which become a feature unto 
themselves. 

Well renovated dwellings are always keenly sought 
after, as renovating an original Federation style 
dwelling is often a labour of love and a costly 
enterprise. Entry level in both Mount Lawley 
and Fremantle is under $1 million for a basic and 
neglected dwelling on a smaller allotment, however 
properties that have undergone a significant 
restoration can command well above $2 million. 
It can be very easy to over-capitalise on these 
properties and those that fall at the upper end of the 

value range in the area are often the first to feel a 
slowdown in the market. 

Generally in these areas the heritage listing does not 
have an onerously negative effect. In many cases, 
the heritage listing of all dwellings within a pocket 
acts to protect value by ensuring consistency of the 
streetscape. 

Often the heritage listing will only affect the façade 
of a dwelling and it is common for the front two 
or four rooms of a dwelling to be retained and a 
contemporary dwelling will sit behind this, resulting 
in a clash of architecture but the compromise being 
the luxuries of modern living. These properties are 
often less sought after in comparison to dwellings 
which have undergone an extension sympathetic with 
the style of the façade and there are many examples 
of this being attempted to the detriment of the 
overall market value. 

In relation to tenancy appeal, there is very good 
tenant demand for these properties, as tenants are 
renting a lifestyle that they can not afford to finance 
or purchase. The lower end of the market is often 
keenly sought after in the rental market, reflecting 
a well located property with a character feel. Both 
Mount Lawley and Fremantle offer a wide selection 
of rental properties constructed in the Federation 
style and the amenities offered within both areas 
increases the demand and ensures a consistency of 
occupancy. 

South West WA
Throughout the South West the majority of historical 
homes are located within the Shire of Manjimup, 
more specifically the localities of Quinninup, 
Pemberton and Northcliffe. These towns are 
traditional logging towns that at one stage were 
supported by the timber industry. These older town 
sites are characterised by a significant number of 
old timber mill cottages that were built in the early 
1900s. The Shire of Manjimup has recognised these 
timber mill cottages as having historical value and 
as such has placed them on the Shire’s municipal 
heritage list.  

The main intention of this is to retain the external 
feel and presentation of the era that they were 
constructed in. The cottages may be renovated on 
the one condition that the external facade of the 
property is not altered. 

Given the number of these cottages throughout 
Quinninup, Pemberton and Northcliffe they are not 
considered by the market as being unique and out of 
the ordinary. In fact, many of the homes throughout 
these regional towns are characterised by 1950s 
and 1960s asbestos or weatherboard dwellings and 
as such the contrast between these homes and the 
heritage listed timber cottages is not so noticeable.   

Values for these historical timber mill cottages 
usually range between $100,000 and $200,000 and 
as such are generally purchased by the lower socio 
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economic demographic. In general the demographic 
throughout these regional towns enjoys the older 
style federation homes with the modern brick homes 
being a rare commodity. Therefore, demand for 
these historical homes is steady as they in general 
fit the prospective purchaser’s needs. Renovations 
are carried out on these historical homes but do not 
generally achieve any kind of a premium above the 
cost of the improvements. 

Therefore in conclusion, the heritage listed homes 
in the South West are not considered to have a stark 
difference to the general homes throughout the 
region. As such, the market does not vary greatly in 
how it views these historical homes.
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Darling Downs
The market at present broadly appears to be 
improving albeit with mixed signals. Some sectors of 
the market are seeing vendor expectations now well 
above prospective purchaser levels and therefore 
making the sales process very cumbersome. Most 
of the activity within the southern Queensland 
market that is showing solid sales results is for 
those better quality assets in both the scrub grazing 
and broadacre farming sectors.  The south-east 
Queensland property market for the most part 
over the past three years has generally followed a 
similar median price trend to our Central Queensland 
neighbours. However in Central Queensland in late 
2015 we saw an 8.5% increase in the median price 
trend.  We put this down to the market moving 
on the back of a very strong cattle market, better 
seasonal conditions and resurgence in overall market 
confidence broadly. For a period we saw land values 
for quality scrub country in that northern Wandoan 

and Taroom country lag behind their northern 
neighbours for a similar quality asset, especially 
when compared on an adult equivalent basis. 

Today it appears these values are now starting to 
catch up, demonstrated by the solid sale result of 
Glen Evis, a 1,951 hectare holding about 25 kilometres 
north of Wandoan via the Nathan Road purchased by 
the Dann family who holds Daldowie which adjoins to 
the north. The property consists of a well-developed 
Brigalow, Bauhinia and Bottle Tree scrub grazing 
block with standard improvements including a 
small opportunity feedlot operation. The property 
transacted in late October 2015 including cattle. 
On a bare basis, it reflected $5.5 million ($2,819 
per hectare) overall or on analysis reflected about 
$6,800 per adult equivalent ex-improvements. This 
puts it above previous district levels, for example 
when compared to Windrush, a similar sized holding 
to the north, that was the initial market leading 
indicator for the area, selling in April 2015, reflecting 
circa $6,575 per adult equivalent ex-structures. 
Both these sales are considered to factor in some 
adjoining owner premium however identify the 
market for good quality scrub holdings to be very 
strongly sought after. 

Secondary holdings are not able to capture the same 
market and are finding it difficult to achieve a sale. 
Future market indicators such as that of the presently 
listed Conloi, a 2,913.74 hectare holding south-west 

of Wandoan will provide a good indicator for mixed 
scrub country. The holding passed in at auction on 16 
March 2016 and is presently listed at $3.2 million or 
$1,098 per hectare.

Other considerations within the broader northern 
Western Downs markets will be the potential flow on 
effects of the Queensland Gas Company $1.7 billion 
Charlie Field development near Wandoan. The impact 
footprint is relatively small in comparison to what has 
previously developed in the wider region by the three 
main gas companies Australian Pacific LNG, Santos 
Limited and Queensland Gas Company. The project is 
estimated to include some 400 new production wells.  
From the compensation agreements negotiated 
we might see some further activity by affected 
landholders wanting to utilise the monies to acquire 
further country as was previously witnessed in the 
market on the back of the initial developing CSG 
industry. Previously cashed up purchasers were 
willing to pay overs when compared to the broader 
market and as a result we saw a semi two-speed 
market. However as the resource companies have 
now already acquired key infrastructure sites this will 
limit the quantum of compensation capital available 
for further investment.

Other evidence in the market of the continuing 
strong trend for quality farming holdings on the Inner 
Downs is that of the Stirling family’s aggregation 
containing Minyaka, Ballandean and The River 
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Paddock, comprising a 1,227 hectare aggregation 
containing basalt to alluvial farming flats.  All three 
properties were sold at auction on 8 April 2016 
as separate holdings to individual purchasers.  
Combined, the transaction was reported at $9.07 
million, reflecting rates of between $6,700 to $9,141 
per hectare overall.  The sale was considered an 
exceptional result given the level of value and ability 
to sell all three holdings which was assisted by a large 
number of registered bidders. 

As we head into the cooler months we have seen 
cattle prices ease which is normally typical for this 
part of the year. Some good rainfalls were received 
on the Downs in mid-April that has provided some 
late relief to graziers but ultimately assisted those 
with early winter plantings.

Contact: 
Stephen Cameron — Ph: (07) 46 397600

Murray Riverina
As always people are looking skywards for the 
autumn break.  With relatively low irrigation 
allocation there is some trepidation in approaching 
the current season. Nevertheless most agents 
continue to report good enquiry and relatively strong 
sales rates particularly for mixed use irrigation 
holdings. Sales rates for dryland holdings are also 
reasonable with levels of value currently holding. 
Challenging circumstances in the dairy industry may 
result in further sales as part of consolidation

 as people look for ways to shore up their fodder 
supplies for the 2016 winter while others are looking 
at investing in subsurface drip irrigation.

Contact:
David Leeds – Ph: (03) 5480 2601

Central Queensland
The wet season has now concluded and most areas 
have received at least average rainfall for this period, 
however some patchy dry areas remain, particularly 
in the Central West. After some good March rainfall, 
most graziers from the Central Highlands to the 
coast are entering the winter months with a fair body 
of feed. 

Transactional activity continues at a steady pace 
with a number of sales across all market spectrums. 
Some offerings have been passed in at auction or 
alternatively withdrawn from sale as a result of 
firming vendor expectations. 

Albinia which comprises a 19,177 hectare scrub and 
forest grazing property located 180 kilometres 
north-west of Clermont was offered at auction during 
March. The property was well contested but was 
passed in and reportedly sold soon after for $11.5 
million. The property last sold in October 2009 for 
$11.75 million on a walk in, walk out basis. Allowing 
for the inclusions in the previous sale, it indicates an 
increase on the 2009 sale in the order of 12%.

Contact:
Will McLay – Ph: 0428 612 457

Country New South Wales
The central areas of New South Wales continue 
to be a hot spot for market transaction activity, in 
particular the area between Narromine and Trangie. 
Previously we have discussed the level of corporate 
sales activity across most areas of inland New 
South Wales and this activity continues however the 
backbone of the rural market is always the farmer 
to farmer transaction and we are now seeing a 
substantial increase in this type of transaction. There 
have been a number of sales in the Narromine and 
Trangie district which are all farmer to farmer sales 
showing some strong increases in the underlying 
value of good quality dry land cultivation country. 
An example of this is the recent sale of Grainswood 
North. This property is located 50 kilometres 
south-west of Narromine and is a 600 hectare open 
farming block with red brown and grey loam soils.  
This sold under the hammer for just over $1.2 million. 
There were limited improvements and on an overall 
basis this equates to $2,042 per hectare or $826 per 
acre. The adjoining property Grainswood was also 
put to auction and was passed in however sold soon 
after at an undisclosed amount believed to be around 
the $1.5 million mark. This property is 826 hectares 
in size and at $1.5 million equates to approximately 
$1,815 per hectare overall. This property included 
approximately 680 hectares of farming country with 
the balance open grazing. Both of these sales would 
be considered strong and indicate a strengthening 
of the underlying dry land cultivation values of 
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approximately 15% over the past 12 to 18 months. 
There have been a number of private transactions in 
the area as well which generally involve neighbours 
purchasing adjoining holdings where we are also 
seeing slightly larger increases in the underlying land 
value. 

Contact:
Scott Fuller – Ph: 0427 077 566

Coffs Coast
There is renewed market interest for prime grazing 
cropping property on the Dorrigo Plateau. This 
follows limited demand throughout 2013 and 2014.

Local agents report sound purchaser enquiry from a 
broad spectrum of potential purchasers including city 
based investors and tableland graziers.

A recent sale of a prime 80.33 hectare property 
with irrigation license in the red basalt soil belt at 
North Dorrigo was effected at $2.25 million. The sale 
eclipsed $24,000 per hectare land content and was 
made to a well informed Coffs Harbour investor who 
proposes to undertake cropping and grazing.

Cattle prices have eased slightly over the past month, 
however improved prices throughout 2015 and low 
volume stock numbers have fuelled investment in 
grazing.

Blueberries
The industry remains strong with greenfield sites 
being sold quickly with limited supply available. There 
have been limited sales of going concern farms as 
the strong financial returns are being sustained.  
Some growers are showing early concerns regarding 
the local market reaching a peak.  Growers are trying 
to establish a larger international export market and 
hope to increase export sales, particularly to Japan, 
within the next one to two years.

Contact:
Scott Fuller – Ph: 0427 077 566

Mildura/Sunraysia
Activity in the rural scene over the past month 
includes the completion of the wine grape harvest 
while the fresh fruit table grape harvest is nearing 
completion with only the final pick of the later 
varieties remaining to be harvested. The weather 
throughout the picking season has been one of the 
best for many seasons.

With the heat now dissipating after a relatively hot 
summer in this region, local dryland farmers are 
looking to the skies for some significant rainfall in the 
next two to three weeks to kick start their cropping 
campaigns and while some significant areas have 
been dry sown, traditionally growers tend to use 
Anzac Day as the point in time to commence sowing. 

Interest has not waned from international corporate 
entities investing in fresh fruit, dried fruit and citrus 
holdings as an attractive medium to long term 
strategy. There are confirmed reports of several 
significant transactions in recent weeks with sales 
generally structured on lease back arrangements 
to provide corporate buyers with a regular rental 
income stream. 

Sales and pending sales we are aware of include:

• A 300 hectare table grape holding (244 hectares 
planted) in the Euston region on a long term lease 
back arrangement. There is no water entitlement 
included in the sale. The property is planted 
predominantly to Crimson Seedless vines. The land 
and plantings show around $60,000 per hectare;

• Four holdings in the Mildura/Karadoc/Nangiloc 
area totalling approximately 200 hectares of citrus 
and table grape plantings have been contracted 
by the same interest to the above pending Euston 
sale for in excess of $10 million on a long term 
lease back arrangement. No water entitlement is 
included but applicable AUL applies;

• A large citrus holding in the Riverland region of 
South Australia comprising over 100 hectares of 
good standard predominantly navel oranges has 
reported sold, with the plantings expected to show 
levels in excess of $25,000 per hectare;
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• A property in the Robinvale area has reportedly 
contracted for sale for around $6 million and 
comprises a mixed avocado, citrus and former 
grape property. Full details cannot be divulged 
however the property was purchased by well 
established table grape growers in the area;

• A table grape property in the Merbein area west 
of Mildura has been contracted to an established 
Euston table grape grower. The sale shows 
$58,000 per hectare for Crimson Seedless grapes 
which is at unprecedented levels for this area;

• A further significant sale of note is the sale on a 
walk in walk out basis of the Australian Premium 
Dried Fruit property at Wargan, 20 kilometres 
west of Mildura. The property comprises a 
significant dried fruit processing, packing and 
storage complex. The complex has the capacity to 
process 8,000 tonnes annually of dried sultanas or 
currants.

A significant sale of note in the South Australian 
pastoral region was the recent sale of Mt Lyndhurst 
Station on a walk in walk out basis to the adjoining 
owners (Mundowdna Station) for a reported $7.05 
million. Mt Lyndhurst comprises a 3,500 square 
kilometre holding 350 kilometres north-east of Port 
Augusta and the sale included approximately 1,580 
cattle and 9,550 sheep plus lambs.
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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.



© Herron Todd White Copyright 2016

M
ar

ke
t

In
di

ca
to

rs

59

1

Capital City Property Market Indicators – Houses

Month in Review
May 2016

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

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

Balanced market Over-supply of 
available property 
relative to demand 

Balanced market 

Rental Vacancy Trend Steady Steady Increasing 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 - Steady Increasing strongly Increasing Declining Declining Steady Increasing 

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

Stage of Property Cycle Starting to decline Approaching peak 
of market 

Start of recovery 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 Frequently 

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

Month in Review
May 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 Tightening 

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

Trend in New Unit Construction Steady Steady Declining Increasing Declining 
significantly 

Declining Steady Increasing 

Volume of Unit Sales Declining Steady - Declining Declining Steady Declining 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 

Declining market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Occasionally Occasionally Occasionally Almost never Almost never Almost never Occasionally Very 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 – Retail

Month in Review
May 2016

 

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

Rental Vacancy Situation 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 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Rental Vacancy Trend Steady Steady Steady Increasing Increasing Steady Steady Steady 

Rental Rate Trend Increasing Stable Increasing Declining Declining Declining Stable Stable 

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

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

Approaching 
bottom of market 

Approaching 
bottom of market 

Bottom of market Declining market Start of recovery 

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

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

Significant Significant Large Large Significant Significant Significant Significant 

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

Month in Review
May 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 

Increasing Steady Increasing Declining - Steady Steady Declining Steady - Increasing Steady 

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

Stage of Property Cycle Rising market Peak of market Starting to decline 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 Almost never Almost never - 
Occasionally 

Occasionally Occasionally Occasionally - 
Frequently 

Occasionally 

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

Month in Review
May 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 Balanced market Balanced market 

Rental Vacancy Trend Steady Tightening Steady Steady Tightening Tightening Increasing Increasing 

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

Trend in New House 
Construction 

Steady Increasing Increasing Steady Increasing Increasing Increasing 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 Rising market Rising market 

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Occasionally Frequently Occasionally Occasionally Occasionally Frequently 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
May 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 Tightening Steady Steady Steady Steady Steady Tightening - Steady Increasing 

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

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

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

Stage of Property Cycle Declining market Approaching peak 
of market 

Starting to decline 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 

Very frequently Occasionally Occasionally Almost never - 
Occasionally 

Almost never Occasionally Occasionally - 
Frequently 

Occasionally 

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

Month in Review
May 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 Balanced market Balanced market 

Rental Vacancy Trend Steady Tightening Steady Steady Tightening Tightening Steady Steady 

Demand for New Units Soft Fair Strong Strong Strong Fair 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 Rising market Rising market 

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Occasionally Frequently Occasionally Occasionally Occasionally Frequently 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 – Retail

Month in Review
May 2016

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

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

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

Balanced market Balanced market Shortage of available 
property relative to 
demand 

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

Shortage of 
available property 
relative to demand 

Rental Vacancy Trend Steady Tightening Steady Tightening Steady Steady Steady Steady 

Rental Rate Trend Stable Stable Declining Increasing Stable Stable Stable Increasing 

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

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

Peak of market Rising market 

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

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

Significant Significant Significant - Large Small - Significant Small 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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Country New South Wales Property Market Indicators – Retail

Month in Review
May 2016

 

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

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

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

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

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

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

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

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

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

Significant Small - Significant Significant Significant Significant Small - Significant Significant Significant 

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

Month in Review
May 2016

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

Devonport Hobart Launceston 

Rental Vacancy Situation Balanced 
market 

Over-supply of 
available 
property relative 
to demand 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

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 Fair Strong Fair Fair Fair - Strong Fair Fair Strong Fair Fair Fair 

Trend in New House 
Construction 

Steady Steady Increasing Declining Steady Declining - 
Steady 

Steady Steady Steady Declining Declining Declining 

Volume of House Sales  Steady Steady Steady Increasing Declining 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 Frequently 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
May 2016

Victorian and Tasmanian Property Market Indicators – Units 

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

Rental Vacancy Situation Balanced 
market 

Over-supply of 
available 
property relative 
to demand 

Balanced 
market 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

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

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

Trend in New House 
Construction 

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

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

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 Frequently 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 
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Victoria/Tasmania Property Market Indicators – Retail

Month in Review
May 2016

Victorian and Tasmanian Property Market Indicators – Retail 
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 Balanced 
market 

Over-supply of 
available 
property relative 
to demand 

Over-supply of 
available 
property relative 
to demand 

Rental Vacancy Trend 
 

Tightening Steady Steady Steady Steady Steady Steady Steady Steady Steady 

Rental Rate Trend 
 

Stable Stable Stable Stable Stable Stable Stable Stable Declining Declining 

Volume of Property Sales 
 

Steady Steady Steady Declining Steady Steady Steady Increasing Steady Steady 

Stage of Property Cycle 
 

Start of 
recovery 

Rising market Rising market Declining 
market 

Peak of 
market 

Rising market Start of recovery Start of 
recovery 

Bottom of 
market 

Bottom of 
market 

Local Economic Situation 
 

Steady 
growth 

Steady growth Flat Flat Contraction Steady 
growth 

Flat Flat Flat Flat 

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

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

Month in Review
May 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 

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 

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

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

Strong Strong Strong Strong Fair 

Trend in New House 
Construction 

Declining Declining Steady Declining 
- Steady 

Declining Declining 
significantly 

Declining Steady Increasin
g 

Increasing Increasing 
strongly 

Increasin
g 

Increasing Steady 

Volume of House Sales  Declining Steady Steady Steady Declining Steady Steady Declining Increasin
g 

Increasing Steady 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 

Approaching 
bottom of 
market 

Start of 
recovery 

Rising 
market 

Start of 
recovery 

Approachi
ng peak 
of market 

Approachin
g peak of 
market 

Starting to 
decline 

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
May 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 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Over-
supply of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Over-supply of 
available 
property relative 
to demand 

Rental Vacancy Trend Tightenin
g 

Steady - 
Increasing 

Steady Steady - 
Increasin
g 

Steady Steady Increasing Steady Steady Steady Increasing Increasin
g 

Steady Increasing 

Demand for New Units Very soft Soft Soft Soft Soft 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 Declining Increasin
g 

Steady Steady 

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

Increasing Declining 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 

Approaching 
bottom of 
market 

Start of 
recovery 

Rising 
market 

Starting to 
decline 

Approachi
ng peak 
of market 

Approachin
g peak of 
market 

Starting to 
decline 

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 – Retail

Month in Review
May 2016

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

Coast Brisbane Gold Coast Toowoomba 

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

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

Over-supply of 
available 
property 
relative to 
demand 

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 

Shortage of 
available 
property 
relative to 
demand - 
Balanced 
market 

Balanced 
market 

Balanced 
market 

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

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

Tightening - 
Steady 

Steady Tightening Increasing 

Rental Rate Trend Stable Declining - 
Stable 

Declining Stable Stable Stable Stable Stable - 
Increasing 

Increasing Stable Increasing 

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

Steady Increasing Increasing 

Stage of Property Cycle Start of 
recovery 

Bottom of 
market 

Approaching 
bottom of 
market 

Approaching 
bottom of market 

Approaching 
bottom of 
market 

Bottom of 
market 

Start of 
recovery 

Start of 
recovery 

Approaching 
peak of market 

Approaching 
peak of market 

Rising market 

Local Economic Situation Steady growth 
- Flat 

Flat - 
Contraction 

Flat Flat Contraction Flat Steady growth 
- Flat 

Steady growth 
- Flat 

Flat Steady growth Contraction 

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

Small Small - 
Significant 

Significant - 
Large 

Small Small Significant Significant Small - 
Significant 

Large Small - 
Significant 

Small - 
Significant 

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

Month in Review
May 2016

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

Valley Iron Triangle Mount 
Gambier Riverland Alice Springs Darwin Perth South West 

WA 
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 Steady 

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

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

Month in Review
May 2016

SA, NT and WA Property Market Indicators – Units 
 

Factor Adelaide Adelaide Hills Barossa 
Valley 

Iron 
Triangle 

Mount 
Gambier Riverland Alice Springs Darwin Perth South West 

WA 
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 Steady 

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

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

Steady 

Volume of Unit Sales  Steady Steady Steady Steady Steady Steady Declining Declining Declining 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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Northern Territory, South Australia & Western Australia Property Market Indicators – Retail

Month in Review
May 2016

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

 Alice Springs Darwin Perth South West 
WA 

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

Over-supply of 
available 
property relative 
to demand 

Over-supply of 
available property 
relative to 
demand 

Over-supply of 
available 
property relative 
to demand 

Over-supply of 
available property 
relative to 
demand 

Over-supply of 
available property 
relative to 
demand 

Over-supply of 
available 
property relative 
to demand 

Over-supply of 
available property 
relative to 
demand 

Over-supply of 
available property 
relative to 
demand 

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

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

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

Stage of Property Cycle Approaching 
bottom of 
market 

Approaching 
bottom of 
market 

Approaching 
bottom of market 

Approaching 
bottom of 
market 

Declining market Declining market Approaching 
bottom of 
market 

Bottom of market Approaching 
bottom of market 

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

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

Large Large Large Large Significant Significant Significant Small 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 
 
      
    
  



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

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

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

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

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


