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Apart from providing the title of a late-70s hit song 
for a now obscure Welsh band, the idea of the 
“driver’s seat” conjures up control and momentum – 
two hallmark components of most rousing property 
markets.

If you’re holding real estate in one of our country’s 
desirable localities, then momentum is your friend. It 
propels values up the gradient of capital gains and, 
in booming markets, beyond a point of reasonable 
pricing until such time as everyone cottons on, and 
prices start to slow once more.

But before that wonder of physics takes hold 
and uses its weight to flex the value boundaries, 
someone, or something, needs to first get up a head 
of steam and press the accelerator.

Demand drivers come in all shapes and sizes. They 
can range from something as simple as a new 
employer arriving in a one-horse town, through to 
seismic shifts in international economic events. The 
impact of any particular demand driver seems linked 
to perspective and scale i.e. if your village relies on 
one major industry, and that hits a wall, it probably 
won’t implode the entire Australian property market, 
but it sure as shellfish is going to rain down hell on 
that local real estate sector.

While we at Month In Review enjoy discussing these 
topics in terms of locations, the impact of demand 
drivers can also be upon broad sectors. For example, 
most capital cities need only look at their off-the-
plan unit markets. Foreign buyers were certainly 
helping to pay the wages of numerous crane drivers 
throughout the big CBDs, but once that market 
slowed and oversupply set in, the passengers in that 
hypothetically driverless vehicle start to feel a little 
queasy.

With all this in mind, we’ve asked our people to 
reveal their local knowledge on what exactly drives 
their markets. Each office has considered exactly 
what it takes to build price momentum in their 
patch. Furthermore, they’ve laid out how to monitor 
demand drivers in their area, so you can keep an eye 
out for the changes that telegraph rising values. Be 
it interstate migration, infrastructure construction 
or policy changes in the political sphere. It’s those 
aspects that will light the path of gains.

The team have also provided some great examples 
of excellent driving – looking back on boom runs now 
past and citing the factors that caused them.

The final step of the process is a little self-
assessment. In relation to these key demand drivers, 
how are things looking right now. Could there be 
movements on the horizon that are telling the smart 
money to get ready in real estate.

For the commercially driven investors, we’re 
getting on top of the retail sector. It’s not just 
the usual market overview either. We want to tell 
you all about the year-to-date’s most impressive 
transactions from the buyers’ perspective. Whether 
it’s prime or secondary, stand-alone or strata shops, 
neighbourhood strips or major centres, we’ve got 
the sales set to make you say, “Wow! What a great 
purchase!”

So buckle up friends and lets get the motor turned 
over. Of course, you don’t want to plough off into 
the great unknown without an expert first checking 
under your investment hood. The experienced ‘pit 
crew’ of Herron Todd White are certain to get you 
back on the road and making up some miles while 
everyone else is stuck in the grid.

Start your engines…

Driver’s seat

What pushes your market to new heights?
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Overview
Retail property is certainly popular among investors 
across the nation – particularly as an increasing 
number of residential buyers make a run to the more 
attractive yields on offer in the commercial sector.

Not only have our offices provided an overview 
of what’s happening in retail, they’ve gone a step 
further. In this month’s issue you’ll also find some of 
the great retail property buys of 2016. Enjoy.

Sydney
The retail market in Sydney continues its upward 
trend on the back of increased demand from 
investors, increases in rental rates and lower vacancy 
rates. 

While there have been plenty of sales around Sydney 
in recent months, both big and small, there have been 
some recent transactions that have not followed the 
strong yield compression seen in other sectors of the 
market such as office and industrial. 

It is now common to see yields below 5% for small 
strata office and industrial properties (sub $1 million) 
with good lease covenants or future prospects. 
Interestingly we are commonly seeing yields above 
6% on the lower north shore of Sydney. This area is 
known for its more affluent suburbs and shopping 
strips as opposed to large malls. 

There have been several transactions in recent 
months above 6% net yields. In most cases these are 

strata properties in good, well maintained buildings, 
often with good exposure and in several instances 
with at least four or five years to run on the lease. 
Most are leased to restaurant or café operators. For 
investors in the sub $1 million market these assets 
are showing favourable returns especially when 
compared to industrial strata units in this price range 
which can be as low as 4%. 

It will be interesting to see if this trend continues over 
the year but certainly there is no sign that the market 
has slowed. 

Generally rents look likely to remain stable this year 
with evidence that an increase in prime locations is 
probable. Suburban strips have undergone a revival 
which has resulted in increased demand from tenants 
and investors alike.  

The outlook for retail in Sydney is positive with 
2016 so far looking to be a year of further growth, 
particularly in prime locations and popular suburban 
strips. 

Canberra
The ACT has been in election mode for the past three 
months but now that the outcome is known – a return 
of the coalition to government with a much reduced 
majority in the Lower House - normality will prevail 
until we return to the polls for the ACT election in 
October.

In the past six months a number of retail centres 
have opened for trade, namely:

• Bunnings in the Gungahlin Centre opened on 
17 December 2015. This is the largest Bunnings 
in the ACT with a number of associated retail 
and commercial premises developed at a cost 
purported to have been $60 million. This centre is 
close to Home Timber and Hardware Magnet Mart 
– a Woolworth’s operation. Anecdotally trade in 
Magnet Mart has suffered substantially.

• Casy Market Town formally opened on 5 May 2016, 
comprised of Supabarn (3,700 square metres), Aldi 
(1,400 square metres) and upwards of 25 specialty 
shops, not all of which are open as yet.  This is a 
much needed retail centre in the northern area of 
Gungahlin. A 7 Eleven fuel station is also on site 
and has been operating for a number of months. 
The development cost was understood to be $20 
million.
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We are not aware of any significant sales of retail 
premises for the first half of 2016. The ACT continues 
to have one of the highest levels of retail space within 
Australia however with the opening of Casey Market 
Place an imbalance has been corrected in northern 
Canberra.

Illawarra 
Despite stagnant leasing conditions and flat rents, 
sales activity in the retail sector has increased and 
yields have declined due to buyer depth which is 
largely being driven by low interest rates. Investors 
are attracted to long term leases, stable tenants 
and the annual reviews with higher yields achieved 
for secondary assets.  Price point is becoming 
less of a hurdle with local agents reporting good 
levels of interest for higher priced assets. Activity 
in the Wollongong CBD is particularly strong with a 
refurbished café/bar/restaurant property fully leased 
for seven plus five years selling on a yield of 5.53%. 

Newcastle
This month we focus on the retail market with an 
eye for a retail bargain or two. Retail bargains are 
hard to come by in this market where buyers and 
savvy developers are scooping up well placed retail 
properties in the Newcastle CBD in anticipation of 
the potential upswing that the Newcastle urban 
rejuvenation project may have. 

We’ve seen some tight yield sales in core retail areas 
such as The Boardwalk in the Honeysuckle Precinct 

– not exactly what we’d call bargain basement retail 
sales. To find a bargain we need to look at areas that 
have been dormant in previous years that may come 
to life again once the light rail is removed and the 
retail centre of Newcastle finds an epicenter once 
again. 

A sale of a two level older style, multi-tenancy retail 
property along the Hunter Street Mall would be one 
such example. As reported by the Newcastle Herald, 
the School of Arts building on the Wolfe Street 
corner of Hunter Street Mall was built in 1875 and 
houses a string of ground-floor retail tenants.

Its upper floor was home to The Loft youth venue 
until it was closed last year. It has been sold to the 
Sydney based Literary Trading Company, owned by 
David Berkelouw - the sixth generation Berkelouw 
behind the well-known Berkelouw Books stores. 
Mr Berkelouw confirmed on Friday that his plans 
for the building included keeping the ground floor 
retail space as is and turning the upper floor into a 
bookstore in the name of his company’s chain Harry 
Hartog.

Berkelouw Books is Australia’s biggest seller of 
rare, antiquarian, second-hand and new books. The 
Newcastle store will include a cafe and a specialised 
children’s reading area.

‘‘Our plans at this stage are to work with the existing 
tenants but we’d like to create a book emporium,’’  Mr 
Berkelouw said.

This property is within close proximity of the 
GPT/UrbanGrowth proposed development and is 
considered to be a great value add opportunity, 
as the upper level was sold vacant and in fair only 
condition. Given the potential upswing in value, this 
was definitely a bargain purchase. 

Coffs Harbour
The retail market remains slow with an oversupply of 
retail shops and weak demand. There are a number 
of vacancies throughout the city centre, both prime 
and secondary space. The biggest influence in the 
local economy appears to be the lack of job security. 
The tightening of budgetary spending by government 
departments, restructure of local government and 
the completion of the local Pacific Highway works 
have adversely impacted job security and restricted 
discretionary spending. The continued market 
dominance by national retail tenants is impacting 
local specialty tenants and influencing demand for 
space.

There have been limited sales of retail property as 
the local market is tightly held. The available sales 
display a strong level of analysed yield despite the 
uncertainty of demand and the generally static rent 
levels. The most recent sale of a retail property was a 
multi-tenanted well positioned building. The property 
attracted a 7% yield but was purchased by the 
anchor national  tenant.
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Lismore
There has been an increase in the volume of sales, 
with agents reporting increased demand with limited 
supply of good quality product. Owner occupier 
purchasers are leading the market. Investors are 
less prominent given the limited supply of true 
investment product, downward pressure on rents and 
the uncertainty surrounding obtaining a tenant for 
vacant premises. As a result, owner occupiers looking 
to secure a premises to operate their business and 
who are less concerned with yields are dominating 
the non-coastal markets. 

From an investor’s point of view these properties 
are not considered great buys given the low yields, 
however for an owner occupier looking to secure a 
location, they are considered very prudent long term 
acquisitions which take advantage of the current low 
interest rates and make sound business sense. 

Recent retail sales include the following:
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Melbourne
The Melbourne retail market continues to generate 
strong results and signs of growth. Population 
growth prospects, rising urbanisation and investor 
appetite all contribute to an upward pressure 
on values for prime property and good quality 
secondary assets. 

The Herron Todd White Melbourne retail team would 
like to highlight that despite these economic trends, 
some transactions over the past 12 months have 
offered purchasers value in terms of favourable 
yields, WALE, affordability, lease covenant, unique 
Melbourne location or development potential. Below 
are some of the deals worthy of note:

8 Portobello Road, Pakenham
Key Features – WALE of 10.76 years to a Woolworths 
Ltd covenant on a 1.216 hectare site area.

This transaction would attract investors focused on 
long-term income security that could afford them 
time and money to explore expansion plans for 
development of the vacant land. The property is 
favourably located on Princes Highway in Pakenham 
offering strong visibility to passing highway traffic. 
The liquor store trading as Dan Murphys is leased 
for a term of 15 years commencing 9 June 2011 with 
six further terms of five years each.  The passing 
rental income at the time of sale was $140,000 per 

annum. Trading from a single level large format store 
of approximately 1,438 square metres means the 
purchaser could explore development options on 
the remaining undeveloped land of approximately 
5,750 square metres. The property is contained 
within a Comprehensive Development Zone under 
the Cardinia Planning Scheme and affected by a 
Development Contributions Plan Overlay, which 
could present flexible development opportunities. 
The property is located within a major retail precinct, 
surrounded by a host of national retailers providing 
prominent anchors of retail activity, including Coles, 
ALDI, Masters, Bunnings and Officeworks.

Sale price – $8.76 million (September 2015), 
generating a passing yield of 5.72% and $6,092 
capital value per square metre.

3-7 Dromana Avenue, Airport West
Key Features – strong Westfarmers covenant at a 
yield of 6.84%.

The investor determined to secure income from a 
strong anchor covenant while seeking good returns 
and being mindful of WALE risk would benefit 
from this purchase. The investment is located on a 
prominent and high profile corner position opposite 
Westfield Airport West Shopping Centre. This 
single level large format retail complex is anchored 
by Officeworks (part of Westfarmers Ltd), offers 

2,019 square metres of gross lettable area and 
incorporates two additional retail units leased to 
Matchworks and BNNet Tech. At the date of sale the 
property was fully leased generating a net income 
of $574,956 per annum, reflecting a WALE of 2.45 
years. The site is contained within a Commercial 1 
Zone under the Moonee Valley Planning Scheme and 
is affected by an Environmental Audit Overlay.

Sale price – $8.405 million (September 2015), 
generating a passing yield of 6.84% and $4,163 
capital value per square metre.

2-4 Gloucester Road, Berwick
Key Features – building provides income diversity 
across retail and office at a yield of 6.29%.

A purchaser focused on yield, income diversification 
and a tenacity to get their hands dirty in managing 
the property would be a satisfied beneficiary of this 
transaction. The property is located just off the main 
retail strip within the Berwick retail precinct. The 
building is a circa 1970s two level retail/commercial 
complex which consists of four retail tenancies on 
the ground floor (two on the upper ground level 
fronting Gloucester Avenue and two on the lower 
ground level fronting the rear laneway) and nine 
commercial suites on the first floor. The property 
sold subject to multiple leases, reflecting a WALE of 
1.21 years. The total net passing income at the time of 
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sale was $176,963 per annum across a gross lettable 
area of 435 square metres. Our analysis suggests 
the property was slightly over-rented shaving 
approximately 15 basis points off the passing yield. 
The property is classified within the Commercial 
1 Zone under the Casey Planning Scheme. The 
property would require active management but 
for an investor willing to take an active role the 
investment return could be increased with the 
commensurate effort.

Sale price – $2.8 million (June 2016), generating a 
passing yield of 6.29% and $4,437 capital value per 
square metre.

Lot 2R, 21-27 Brunswick Road, Brunswick East
Key Features – strata property offering affordability 
at $488,000 within a central suburban location.

This investment attracted an owner-occupier 
looking to set up a café within the trendy suburb of 
Brunswick East. The property is located on Brunswick 
Road, within close proximity of Nicholson Street, and 
is a new mixed use strata development offering retail, 
office and residential accommodation. Resident 
populations within the mixed use developments 
that are occurring within inner suburban locations 
provide a captive residential audience for new retail 
tenancies. The investment was sold subject to vacant 
possession and incorporated two car parking spaces 
within the complex. An IGA supermarket, hair salon 

and real estate agent were committed to the complex 
increasing the retail offering. The gross lettable 
area of approximately 87 square metres provided a 
street front location with the availability for outdoor 
seating under a separate licence agreement. The 
parent property is contained within the Commercial 
1 Zone with a portion being contained within the 
Neighbourhood Residential Zone under the Moreland 
Planning Scheme.  

Sale price – $488,000 (June 2015) and $5,609 
capital value per square metre. The property 
appeared to sell below expected levels.

Echuca
While there has been limited activity for retail 
holdings, the sale of the building now trading as the 
Odd Captain (2015) sits as a good example of astute 
purchasing while the development site of the new 
M & S Accounting building on Sturt Street in Echuca 
was purchased at a significant discount to similar 
type real estate in the established commercial zones 
adjacent to the property. While the price reflected 
the secondary location it appears to have been a 
savvy choice for a destination service provider type 
business.

Ballarat
Uncertainty is the kryptonite of any market. 
Insidiously, it eats away at the confidence of the 
participants. Participants without confidence will 

not invest, markets without investment stagnate and 
stagnant markets lose their appeal.

The greater commercial market was given its all too 
frequent dose of uncertainty in the past weeks after 
the electorate returned a near hung parliament that 
will struggle to agree on the colour of the seats on 
which they sit. The irony inherent in the fact that the 
election was called to create a more effective and 
efficient parliament would appeal to the darkest of 
comedic tastes.

And so it appears this is the sand pit in which we are 
sat for the next three years and although hope is lain 
weary, it can be found in the fact that this will leave 
us in a similar position to those we have frequented 
in the past.

While the heart of commerce beats, it will need an 
office, a shop or a shed to shelter it.

The fate of the market in the new financial year will 
again rest on the ability of the economy to transition 
away from its previous resource base.

More locally the Ballarat commercial market has 
continued to hasten slowly; firm local fundamentals 
as well as some good early winter rains have 
dampened paddocks and raised spirits.

The most recent transaction of note was the local 
Officeworks store which changed hands in mid June 
on a yield of 5.2%. Initially the return does not look 
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overly appealing, however the minimum annual rent 
increases of 2.75% over the eight remaining years of 
the lease in a market where rents are reasonably flat 
adds to the appeal of the deal.

Mildura
The retail market in Mildura has been steady in 
recent times, with fairly stable rents. National tenants 
in the big box retail space appear to be trading 
well and vacancy rates in this category remain low. 
However there continues to be a number of vacant, 
mostly smaller retail premises in the Mildura CBD.  

A recent sale of a large, prominent retail building 
that adjoins the intersection of two arterial roads 
occupied by a national tenant trading as Cheap As 
Chips showed a yield of approximately 7.25%. This 
is considered strong for the Mildura market and 
reflects the presence of a long term lease and the 
site’s high underlying land value. This sale highlights 
the difference in yields between securely leased, 
modern premises and older premises sold with 
vacant possession.
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Adelaide
Adelaide’s retail sector has experienced an extended 
period of difficult and challenging conditions. Testing 
local economic conditions in combination with the 
rising cost of living expenses and unemployment 
are driving negative sentiment and many are 
choosing to eradicate debt and consolidate at 
the expense of retail spending and discretionary 
spending in particular. The changing face of retail 
is also having an impact on the traditional bricks 
and mortar retailers, especially those with no online 
presence, who are suffering as increasing numbers of 
purchasers look to the internet.

Vacancies across all the traditional major shopping 
strips, including Rundle Mall and Rundle Street in the 
CBD, Norwood Parade in Norwood, King William Road 
in Hyde Park and Jetty Road in Glenelg, are showing 
mixed results and all showing higher than preferable 
vacancy rates. 

Retail strips in the suburbs are 
continuing to have vacancies, 
including areas such as King 
William Road in Hyde Park which 
had historically strong retail 
precincts.

Similar effects have been felt along the Parade at 
Norwood and along Jetty Road at Glenelg. Vacancy 
rates are increasing mainly for larger tenancies as 
tenants look to downsize or consolidate and few new 
tenants enter the market. This climate for downward 
pressure on rentals is expected to continue in the 
short term as fashion tenancies are often being 
replaced by cafes and food tenancies.

In general, sales transactions have been fairly 
limited for well tenanted investment properties, 
due largely to limited supply, while rental rates and 
yields continue to soften across most sectors. Many 
escalations in rentals have been by predetermined 
mechanisms by a factor of the movement in the 
consumer price index (circa 2% to 2.5% per annum) 
or by a fixed increase typically between 3% to 5% 
per annum. These mechanisms have generally 
outperformed the market with many rentals still 
below pre-2007 levels.

Retail trade figures released for the May 2016 
quarter showed an increase of 3.59% against 
the same month a year ago. This is just above the 
national trend of 3.29% (source: http://economy.
id.com.au/port-adelaide-enfield/retail-trade). It 
appears as though the retail sector will continue its 
struggle for the foreseeable future.

The investment market has been experiencing an 
extended period of subdued growth and weakening 
returns with escalating vacancy costs. There 

continues to be strong demand for well tenanted 
well located properties. The commercial property 
sector throughout Adelaide continues to show 
strong returns relative to borrowing cost and this 
has recently reflected in some firming of yields for 
premium properties.

We are aware of a recent sale that is showing a trend 
of foreign purchasers entering the Adelaide market. 
The sale of a KFC in Marden shows a yield 3.21%. 
Those attending the auction report multiple bidders 
with two remaining who showed extreme interest in 
the property and an ultimate price that was much 
higher than expectations. This may be a much 
needed positive sign for a market that hasn’t seen 
much foreign investment.
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Brisbane
The Brisbane retail property sector saw continued 
steady economic progression throughout the first 
half of 2016.  This has resulted in an overall increase 
in sector confidence. Progression can be partially 
attributed to the low bank interest rate which was 
set at a new record low of 1.75% on 4 May 2016.  
Research conducted by the Australian Bureau of 
Statistics also shows that Australian retail sales 
turnover rose by 3.3% in May 2016 compared to 
May 2015. This figure exemplifies the positive effect 
the current consumer sentiment has had on the 
condition of the wider retail property market.

In the first half of 2016 we have 
seen sustained demand from 
investors, particularly for sub $5 
million assets. 
This interest is reflected in the keen analysed yields 
being achieved with some transactions standing 
out above the rest. A recent example is the sale of 
a retail complex at 23 Enoggera Terrace, Red Hill.  
This property sold in April 2016 for $2.47 million at 
an analysed yield of 6.29% and a rate of $4,270 
per square metre of GLAR. It was fully leased with a 
WALE (by income) of 1.10 years.  

Additionally, an older style neighbourhood centre at 
120-146 Ferny Way, Ferny Hills sold recently in May 
2016 for $4.9 million at an analysed yield of 6.98% 
and a rate of $3,763 per square metre of GLAR. This 
property sold part leased with approximately 11% of 
the centre vacant (on an achievable income basis) 
and a WALE (by income) of 1.62 years. This property 
achieved a keen yield considering the location, 
vacancy level, WALE (by income) and quality of the 
improvements. We believe it exemplifies the current 
level of investor appetite which has transcended 
traditional limits. The discrepancy between the 
analysed yields serves to illustrate the importance of 
location in this asset class, as well as demonstrating 
the impact of an increased price point.

Another notable transaction is of a property at 600 
Sherwood Road, Sherwood which sold in May 2016 
for $2.150 million (exclusive of GST) and was in poor 
condition at the date of sale. At this purchase price 
the sale equates to an analysed yield of 8.64% and 
a rate of $3,015 per square metre per GLAR. The 
property is currently part vacant and part leased 
to tenants on a month to month basis, effectively 
resulting in the property being purchased with 100% 
vacant possession. The softer yield (8.64%) reflects 
the increased risk associated with the lack of any 
secure passing income.  We have been informed 
that the purchaser intends to lease up the property 
after substantial capital expenditure. This increased 

risk represents a good investment opportunity for 
a savvy and knowledgeable investor who has the 
necessary capital to support their risk appetite.

Retail centres with a higher price point over $5 
million are generally achieving slightly softer yields 
between 7% and 9% depending on the location. 
This is due to a smaller pool of investors in this 
tranche of the market. An exemplary sale was of 
the neighbourhood centre at 188 Algester Road, 
Algester.  This property sold on 20 May 2016 for 
$9.65 million at an analysed yield of 7.57% and 
a rate of $5,112 per square metre of GLAR. The 
property sold part leased to 20 tenants with three 
vacancies and a WALE (by income) of 1.82 years 
and is anchored by an IGA supermarket. The 
sale represents a value add opportunity for the 
purchaser. Assuming they were to successfully lease 
up the vacancies and thereby improve the WALE, 
the property could potentially realise a firmer yield if 
offered back to the market.

The level of demand we are witnessing is being 
driven by a search for yield at a time when share 
markets are volatile and interest rates are at a record 
low. As a consequence, yields which were previously 
the domain of premium quality assets have become 
commonplace for the majority of prime and some 
second grade retail assets. C
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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 expansion of the existing centre nearly 
doubling its current size of 16,000 square metres to 
approximately 30,000 square metres and will include 
a K-Mart department store, mini-major, restaurant 
precinct and new basement car park. Stage 1 of the 
redevelopment which included 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 Hardware has purchased the former 
Toowoomba Foundry site with the intention of 
developing a second store in Toowoomba. The site 
is located on the northern fringes of Toowoomba‘s 
CBD and has a land area of over five hectares. The 
proposed development is expected to be challenging 
due to potential heritage and contamination 
issues. The construction tender has been awarded 
to Hutchinsons and preliminary works are now 
underway.

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 with several 
leases in place, including the major tenant, Westpac 
who relocated early in 2016 from a large CBD building 
that has since been sold. This site at 431 Ruthven 
Street sold for $3.7 million in November 2015 as 
vacant possession and is a two level historical 
building with roof-top access. The building is set to 
be transformed into a unique space with high-quality 
tenants. The vision for The Bank development is to 
have two retail stores on the ground floor, offices on 
the second floor and, dependant on council approval, 
a bar on the roof. The development is scheduled to 
be finished in the second half of this year

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 plan 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.

Aside from the Westpac building noted above, the 
most recent large sale over the past 12 months was 
the James Cook Centre with a sale price of $11.65 
million. The property comprises a 3,403 square 
metre site positioned on the fringe of Toowoomba’s 
CBD and includes a semi-modern three level 
commercial office building of approximately 4,423 
square metres with basement car-parking for 22 
vehicles, including one service vehicle.

The building has been partitioned into ten separate 
tenancies ranging in size from 128 square metres 
to 798 square metres and is currently occupied 
by eight tenants. Passing rental is $1,353,611 
gross plus GST or $306 per square metre gross. 
Tenants include Toowoomba Regional Council, Ray 
White Commercial, Ray White Residential, State 
of Queensland, Creevey Russell Lawyers and TAB 
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Qld. At the time of sale there was one vacant office 
tenancy of 395 square metres.

A separate open air car park on the corner of Neil 
and King Streets was included in the sale. This 
property is a 1,052 square metre allotment covered 
by bitumen hardstand providing an additional 46 
carparks. The current WALE (by income) is 2.8 years 
and the sale analysed to a passing yield of 9.37% 
and an analysed yield of 9.69% based on a PVA of 
5% and a 12 month lease-up allowance on the vacant 
tenancy.

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....
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 largely dependent upon 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, 
a bottle-shop, a 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 there will be a number 
of existing CBD retailers who will relocate to the new 
centre creating vacancies in the CBD, potentially 
forcing rents down and yields up. 

There has been substantial activity in the restaurant 
sector with at least eight new venues established 
over the past six months and additional venues 
planned with several national and international 
tenants in the mix, including Café 63 and Muller Bros 
Rooftop Bar.

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
Retail continues to be the Gold Coast’s strongest 
performing commercial property sector and the 
appetite of investors is showing little sign of waning. 

The constant feedback we are receiving from 
purchasers and selling agents alike is the extreme 
difficulty in securing good quality investment 
stock, which is resulting in an increased amount 
of secondary product being made available to the 
market place. 

As a result of pent up demand it is becoming 
somewhat of a rarity to see a sale transaction that 
is generally perceived as exceptionally good value 
unless it was transacted off market without the 
intervention of an agent. However, good value need 
not necessarily pertain solely to price; nowadays 
it seems a more realistic measure of good value is 
to establish a favourable balance between income 
security and investment return. 

The following transactions have been identified as 
being some of the more notable buys in the year so 
far: 

• Coles Express Service Station, 43 Brisbane Road, 
Biggera Waters – Sold in March 2016 for $4.9 
million reflecting an analysed yield of 5.94%. While 
being a particularly firm yield, this brand new 
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facility offers excellent depreciation allowances 
and a strong WALE of ten years. 

• Westpac Bank, 23 Scarborough Street, Southport 
– Sold at Auction in June 2016 for $5.42 million 
reflecting an analysed yield of 6.56%. With a 
bluechip tenant, 4.07 year WALE and strong long 
term redevelopment prospects, this property 
generated a lot of interest in the marketplace and 
was hotly contested.  

• Hooters, 2893 Gold Coast Highway, Surfers 
Paradise – Sold at auction in May 2016 for $2 
million reflecting an analysed yield of 7.44%. 
Despite its fringe location, this high exposure 
property provides excellent short term income 
security with a WALE of 7.38 years.

• Aztec Mexican Restaurant, 15 Victoria Avenue, 
Broadbeach – Sold in May 2016 for $1.3 million 
reflecting an analysed yield of 9.1%. The building 
is ideally suited to a restaurant operation, with 
limited alternate uses. This coupled with a low 
WALE of 1.89 years resulted in particularly 
favourable return on investment.

It can be seen from the above that there is still 
significant yield disparity in the marketplace, with 
prime assets achieving strong demand from buyers 
and firm investment yields, but for those willing to 
take on a higher degree of risk, the ability to achieve 

higher returns on investment are still available on 
occasions. 

Wide Bay
Notable retail sales in Bundaberg include Aldi’s 
purchase of Hinkler Mall for redevelopment for circa 
$5 million, the proposed Masters vacant site in the 
developing Kepnock Activity Centre and vacant sites 
along Johanna Boulevard. Retail development has 
slowed in the early part of 2016. The majority of the 
larger and higher priced sales have been strategic 
purchases for specific uses by national retailers.  
Activity in the rest of the market has been patchy. 
Investors should be mindful of the potential impact 
that the proposed development in the Kepnock 
Activity Centre and around Johanna Boulevard could 
have on vacancies and the ability to attract a tenant.

Gladstone
The retail market in Gladstone has been continuing 
at a similar pace to most of 2015, with increasing 
vacancies in secondary locations and reductions in 
rental levels. Anchored centres with good location, 
access and exposure appear to be maintaining 
occupancies. There were no known notable sales of 
developed retail properties during the first half of 
2016, however we note that a sale of a development 
site on the corner of Boles Street and Breslin Street 
generated a fair amount of talk and media when it 
was purchased by Aldi Foods Pty Ltd in January. 

The 7,335 square metre vacant site sold for $2.526 
million which reflected approximately $344 per 
square metre of site area. We are aware that the site 
sold subject to development approval. Construction 
of the first Aldi for Gladstone has now commenced, 
with completion anticipated by the end of the year.

Rockhampton
The story to tell in Rockhampton retail property 
sales is not so much one of any stand out sales so 
far during 2016, but rather that it is not a seller’s 
market and therefore there are few retail properties 
currently offered for sale and few sales occurring. In 
this market owners typically choose to hold rather 
than sell. There are some exceptions and these 
include some older premises in the CBD typically 
selling below $800,000 and some properties where 
a going concern business has been sold with the 
property in one transaction.

Mackay
There have been two receivers’ sales along Wood 
Street in the Mackay City Centre which are at 
historically low price levels.

51–53 Wood Street sold in late 2015 at a price of 
$700,000 with a land area of 922 square metres 
and lettable building area of 710 square metres to 
show a rate per square metre of $936. This property 
included two tenancy areas.  One was occupied by a 
Chinese restaurant and the other was vacant.  This 
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price is well below replacement costs and perhaps 
more reflective of pre–mining boom prices of the 
early 2000s.

A smaller, vacant adjoining property at 49 Wood 
Street sold at an undisclosed price in April this year.  
This property has a site area of 308 square metres 
and a lettable building area of 155 square metres. 
Again, this sale will demonstrate that the value of 
small inner city retail properties has eased.

While these sales appear to have been well bought 
in relation to accepted values in the recent past, it 
is unknown if the market has yet reached its cyclical 
trough. Buyers of most classes of commercial 
property in Mackay under $1 million have been 
owner-occupiers who have been attracted by lower 
prices and lower interest rates. The transition of 
tenants to owner-occupancies continues to place 
further downward pressure on an already ailing 
leasing market.

Townsville
Overall the retail market remains quiet, however 
we are seeing some strong investor sales based on 
properties with strong lease covenants or underlying 
redevelopment potential.

Two recent transactions have demonstrated sub 
8% yields for retail properties in the Thuringowa 
business precinct.

One sale was a Pizza Hut restaurant adjoining 
Willows Shopping Centre for a reported $1.7 million  
(showing an analysed yield in the low 6% range).

Another sale was a semi-modern strip retail complex 
set on a prominent 8,415 square metre corner site 
fronting Thuringowa’s busiest intersection. At a 
reported sale price of $8.5 million, this sale shows a 
strong yield (in the mid 7% range) reflecting its prime 
position and potential for future redevelopment (with 
the new zoning permitting building heights up to 
eight storeys).

These sales demonstrate that despite the current 
depressed local market conditions, there is long-term 
confidence in Townsville’s retail market and well 
positioned sites with strong underlying fundamentals 
can still command a premium.

These sales also come on the back of the sale of 
the nearby Cannon Park City Centre and Discount 
Centre for a reported $31.5 million in December 
2015 (showing an analysed yield of 8.45%). This sale 
included Reading Cinemas, Kingpin Bowling and a 
number of restaurants and eateries.

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 buildings or tenant buyouts of single premises.

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

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

The year ahead is likely to see 
more of the same, with slow 
growth anticipated on the back of 
reasonably strong tourism growth 
and a slowly improving economy.
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Darwin
The demographic centre of Greater Darwin continues 
to shift to the south-east corridor, as new suburbs 
are opened up in the East Palmerston precinct 
and the Darwin Rural area continues its population 
growth. Firstly the dwellings were constructed in 
suburbs such as Bellamack, Rosebery, Johnston and 
currently Zuccoli. To date, services such as retail 
have not followed, but that is now changing. The 
new Woolworths centre at Bakewell and the IGA 
at Rosebery, which both provide neighbourhood 
services to these areas, are now trading, as is a 
smaller centre at Bellamack. New sub-regionals are 
under construction at Gateway (adjoining Palmerston 
CBD) and Coolalinga Village in the Darwin Rural area.

The residents of newer areas of 
East Palmerston will be spoilt for 
choice in coming months after a 
long period of having to trek to the 
Palmerston CBD, Berrimah or even 
Casuarina in the northern suburbs 
for their retail requirements.
The sale of a ground level development of 12 retail 
style units for a reported $13 million last month is 
indicative of growing confidence in this area. The 
centre was only built in 2015 but is fully occupied 

by a range of local and national retail tenants such 
as Kennards Hire. It is directly opposite Coolalinga 
Village, the new Coles and K-Mart development 
which is currently under construction. There should 
therefore be the potential for improved trading 
conditions (and longer term rental growth) once 
Coolalinga Village is completed. The complex was 
purchased by a local investor.

In response to the threat posed by these new centres, 
Casuarina has re-invented itself to include more 
hospitality features such as restaurants and even a 
water play area. Previously, student accommodation 
has also been constructed on the site. 

Casuarina has been the dominant force in 
Darwin retail since its construction in 1973, even 
outperforming the CBD in this respect. The challenge 
it faces is that it is located in Darwin’s northern 
suburbs, whereas the population growth is mainly 
occurring in the south-east corridor, which could 
mean a trip of up to 30 minutes for some residents 
of East Palmerston. However there is still some 
growth occurring in the northern suburbs such as 
Muirhead as well as general infill development. With 
its proximity to Royal Darwin Hospital and Charles 
Darwin University, Casuarina is expected to retain its 
dominant position for some time yet.
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Perth
Weakness in discretionary spending habits of 
consumers continues as a result of an unresponsive 
economy. Much of people’s attention is diverted to 
the happenings across Europe and the United States 
from both a political and social perspective. 

Similar to other asset classes, retail owners have 
been under increasing pressure to maintain 
occupancy levels and recycle their assets, with 
evidence of increasing incentives in this sector of the 
market. Retail vacancies have increased marginally 
throughout the year across the board however 
remain lowest in regional shopping centres. There is 
however an increasing trend towards tenants holding 
over, on short term leases and pop-up style shops. 

Over the next few years 
construction across the regional 
centre sector will increase as 
institutional owners seek to grow 
and reposition their assets. 
Planning is underway for a circa $400 million 
expansion of the Garden City Shopping Centre in 
Booragoon. Karrinyup Shopping Centre is planned 
to double in size to 113,000 square metres at a $600 
million cost. Likewise, Westfield Innaloo Shopping 

Centre is planning to double in size creating another 
110 retail outlets in a planned $450 million expansion. 
Mandurah Forum is planning a 25,000 square 
metre expansion as well as a 39,000 square metre 
refurbishment of the centre. 

In all, there is 260,000 square metres of retail 
expansion space planned or having development 
approval in the Perth metropolitan region, all this at 
a time when discretionary spending of consumers, 
net migration into the state, global economic and 
political stability and social confidence are at all-time 
lows.   

Sub-regional shopping centre owners are also 
focusing on actively managing their assets and 
maintaining occupancy levels. Leasing incentives 
are typically being offered which translate to a 
contribution to fitout equivalent to six to 12 months 
rental on a typical five year lease. 

The biggest demand for space in shopping centres is 
coming from entertainment or food related retailers 
while in the Perth CBD, international retailers are 
most active with TopShop and Zara both opening 
Perth CBD stores in 2014 and 2015 and will no 
doubt look to further expand their footprints in the 
metropolitan area. It is rumoured that UniGlo and 
H & M will make their first forays into the Western 
Australian market. Aldi has entered the market 
in Western Australia and is posing a big threat to 

Wesfarmers (Coles) and Woolworths. 

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

South West WA
Speaking of great purchases, the sale of 73 Victoria 
Street, Bunbury is considered to be one of the 
better value for money purchases in the Bunbury 
retail market for some time. The land is zoned City 
Centre and is prominently located on the corner of 
Victoria Street which is the main street in Bunbury 
and Symmons Street which leads from the inlet to 
the beach. It is opposite the multi story Bunbury 
Tower and within close proximity of the Regional 
Entertainment Complex and the cinema complex. 
It is also situated in the heart of the main café and 
restaurant precinct in Bunbury.

The property has a land area of 599 square 
metres with a 16 metre frontage to Victoria Street. 
Constructed on the site is a heritage listed two storey 
art deco style building. The ground floor comprises 
a number of retail areas and has a total area of 450 
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square metres while the first floor features raked 
Oregon ceilings and urban New York style arched 
windows.

The property is currently close to fully tenanted 
and was purchased for $960,000 in April 2016. This 
was down from an asking price of $1.3 million. The 
purchaser was aware that there were some structural 
issues associated with the building but is confident 
that once the required repairs have been completed 
and the property has been renovated to its original 
character style, maximising its heritage, this will 
become an iconic building in the Bunbury CBD. It 
will also potentially provide a high rate of return on 
investment.
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Overview
When it comes to markets, the basics are supply and 
demand, however these all-encompassing terms are 
nuanced. Depending on your location or property 
type, the factors that drive demand can be wide and 
varied.

This month, our offices give you insider knowledge 
on what drives demand in their particular patches 
so you can stay ahead of the pack. Each contributor 
has also provided a great summary on how those 
demand drivers are influencing their markets right 
now.

Sydney
The factors that influence property demand within 
Sydney include regulatory and lender policies for 
investors and overseas purchasers, interest rates, 
currency fluctuations, infrastructure and overall 
buyer confidence.

In mid 2015 the Australian Prudential Regulation 
Authority (APRA) tightened the policy on lending 
practices for investment loans. These loans now have 
a slightly higher interest rate than owner occupier 
loans along with lower loan to value ratios. These 
changes were implemented to create uniformity 
across lenders, stabilise the property market and 
ensure the investment loans can be serviced in case 
of rising interest rates. Some lenders have also 
stopped lending to non-residents and temporary 

visa holders and at the same time have implemented 
restrictions to Australian citizens whose main income 
source is from overseas by limiting the loan amount 
to 70% of the market value. These changes have 
significantly impacted investor demand across the 
Sydney market, particularly for new units.

Official interest rates are at a historic low of 1.75% 
since the last rate reduction in May of this year. It 
is predicted by a number of economists that there 
may be up to another two interest rate decreases 
this year which could possibly stimulate the property 
market in the lower and middle price brackets.

Clearance rates remain fairly high across Sydney 
(76.2%) for the week ending 17 July 2016 (Core 
Logic Property Market Summary) compared to 
79.1% for the same time 12 months ago, suggesting 
demand is still strong. However the number of total 
auctions has decreased from 794 to 459 over this 
same period, showing that slowing demand is being 
masked by falling supply. Property investors appear 
to have held off any property decisions until after the 
federal election due to the negative gearing changes 
proposed by the Labour Party. 

The Australian dollar can also influence demand 
in the foreign investment market. The Australian 
dollar has fluctuated over the past 12 months and 
the foreign market has remained stable over this 
time. The prediction of interest rate decreases, 

which would likely lead to a lower Australian dollar, 
could also have an impact in the coming months. The 
foreign investment market has had a large impact 
on brand new units and dwellings across Sydney and 
this market would be affected if the Australian dollar 
was to significantly change, whether an increase or 
decrease.

Inner and mid city
After a long period of minimal infrastructure 
spending in Sydney, there are now quite a few 
projects underway which will have an impact on 
demand for property in the areas to benefit from that 
infrastructure. The light rail that goes from Dulwich 
Hill to the heart of the city has helped fuel demand 
in the inner west, which has resulted in an increased 
amount of new developments under construction 
in the area. Another line under construction from 
Randwick and Kingsford to the city will also benefit 
those suburbs and others including Kensington and 
Centennial Park.

The proposed WestConnex, which has been labelled 
the largest integration transport project in Australia, 
will also benefit demand in a number of suburbs in 
Sydney’s west by providing better access to the CBD 
and Sydney airport.

Prestige
The prestige residential market in Sydney is generally 
considered to be properties with values in excess of 
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$3 million. These properties tend to be located within 
the eastern suburbs and eastern beaches, lower 
and upper north shore, northern beaches, some 
waterfront localities in the southern suburbs and 
the larger rural residential estates in the north-west 
areas of Sydney.

The prestige residential market in 
Sydney tends to move separately 
from the majority of the residential 
market and is affected by a 
different set of drivers and market 
influencers.  
For example, interest rates, while a major influencer 
of the standard residential market, play a far lesser 
role in determining prestige market performance.

Demand for prestige residential real estate originates 
from both local and overseas high net wealth buyers 
and by that definition alone, indicates that this 
market is influenced by not only local conditions, 
but takes into account the local impact from issues 
affecting the global stage.

Recently, forces including a fluctuating equities 
market, continuing instability in global economic 
conditions, low levels of business and consumer 
confidence and ongoing weakness in business 
conditions, along with uncertainty surrounding the 
impact of the Federal election, continue to impact 

both demand for and performance of the prestige 
market.

With the Australian dollar remaining at reasonably 
low levels, demand from overseas and ex-pat 
purchasers has remained high, although with the 
recent introduction of a NSW stamp duty surcharge 
for foreign purchasers (an additional 4% charged 
from 21 June 2016) and a new land tax surcharge 
(0.75%) to be introduced for the 2017 tax year, there 
are concerns that overseas investors may tread more 
warily when considering Sydney prestige residential 
real estate.

Also, the impact of Chinese buyers (prevalent in the 
Sydney prestige market over recent times) may also 
weaken with ongoing difficulties surrounding moving 
cash out of China due to changes to capital control 
regulations and local bank and regulatory changes 
surrounding loans obtained based on overseas 
income.

Outer western Sydney
The large driver in this region of Sydney has been the 
shortage of lot creation to cater for Sydney’s ever 
expanding population base. This has been hampered 
by the lack of essential services (mainly town water 
and sewer) as well as transport links and amenities 
(parks, shopping and schools). This region is driven 
firstly by price and its relative affordability compared 
with the mid and inner rings. The NSW Government 
through its Sydney Region Growth Centres Plan 
2006 earmarked thousands of acres previously 

zoned for rural residential uses located along the 
fringes for re-development. The past ten years has 
seen a snowball effect with infrastructure roll out 
being delivered. 

This has had a strong effect on the market with 
first home buyers purchasing newly created stock 
in the form of house and land packages located in 
re-developed areas such as Riverstone, The Ponds, 
Schofields, Ropes Crossing and Bungaribee. These 
packages generally comprise a new product located 
on a sub 450 square metre parcel within a planned 
community. These first home buyers have been able 
to capitalise on the rapidly rising prices along this 
corridor and shift towards the traditionally highly 
desirable regions which surround these growth 
centres such as Castle Hill, Kellyville and Bella Vista 
which were previously unaffordable. The past 12 
months has seen the long awaited north-west rail link 
reach its final construction stage and buyers who 
previously steered away from the region due to the 
lack of infrastructure are being drawn to the area.        

Conclusion
The confidence of potential buyers in the market 
plays a large part in demand for property. The media 
coverage the property market receives, whether 
positive or negative, strongly influences buyer 
confidence. 

As the winter months are generally quieter for 
property transactions and now that an extended 
election campaign is behind us, the property market 
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should see an increase in market activity as we head 
into spring.

Canberra
The Canberra residential market is complex with 
many factors interacting to affect demand, supply 
and ultimately prices. On a macro level, the Canberra 
residential market aided by historically low interest 
rates has a number of underlying positives including 
generally strong employment and a perception of 
good job security. 

With a transient population and periods where 
government departments employ graduates and 
new staff, both rental and sales demand increase. 
Population growth and interstate migration are 
considered main market drivers. Demand for family 
homes is a local market driver, second and third 
home-buyers with families are looking for centrally 
located housing in close proximity to schools and 
services. Affordability remains an issue for this 
section of the market. 

With the sitting Liberal government re-elected, 
public service employment prospects remain steady, 
although some caution was evident in the lead up to 
the result. Winter is also traditionally slightly slower, 
so there is an expectation that Spring conditions 
and improved certainty after the election result will 
improve the overall market position.

Illawarra
The Wollongong CBD is located approximately 
90 kilometres south of the Sydney CBD. It is 
approximately a one hour 15 minute commute by 
train or one hour 30 minute drive depending on 
traffic. For this reason the Illawarra property market 
rides on the coat tails of Sydney’s property market. 
With a substantial boom taking place in Sydney 
since 2012 many people have been looking outside 
the capital cities for housing accommodation, 
with  affordability a big driver. One region that has 
benefited is the Illawarra. Combined with access to 
established and developing infrastructures and a 
coastal lifestyle, it’s hard to understand why people 
are putting up with a 60 to 90 minute commute 
across Sydney when they can live close to some of 
the state’s best beaches for a more affordable price 
with a similar commute time.

It is Wollongong’s northern suburbs that get 
impacted the most directly. Helensburgh is only a 
50 minute train ride to Sydney’s Central station. The 
geographic proximity also has a flow on effect to 
Sydneysiders who have a preference for a weekender 
down the South Coast. Hot spots such as Kiama, 
Gerringong and Huskisson all experience a significant 
boom when times are good.

A trend has also developed recently where young 
Sydney singles or couples are priced out of the first 

home market in their desired location in Sydney. 
They are happy to continue to rent and live close to 
their work but are also eager to get into the property 
game. They are therefore looking to invest in a more 
affordable region and properties in the Illawarra are 
able to meet their requirements of price, return and 
capital growth potential.

It’s often been said by property 
professionals that there can be 
anywhere from a one to six month 
lag between the Sydney and 
Illawarra property markets. 
If this is true, those in the region will benefit from a 
heads up when the market eventually steadies itself.

Traditionally a steel region, the Illawarra property 
market has often ebbed and flowed with the 
strength of the mining and steel industries. These 
are diminishing as the local economy transitions to a 
region whose emerging and substantial drivers are 
education, tourism and aged care. Recent growth 
in the health and aged care industry and further 
development of world class tertiary education 
infrastructure attracting domestic and international 
students are testament to this successful regional 
strategy.
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Nowra township and surrounds, (Shoalhaven 
City Council) traditionally a region underpinned 
by defence force employment, has benefited in 
particular from its recent discovery by Sydney 
buyers, which is assisting in diversifying the 
workforce so that the property market no longer 
feels the effects of a downturn within a particular 
industry so acutely.

The Southern Highlands
The Southern Highlands, also locally referred to as 
“the Highlands”, is a geographical region and district 
in New South Wales and is 110 kilometres south-west 
of Sydney. 

This region is an important catchment area for water 
supply to Sydney, Wollongong and the Northern 
Shoalhaven.

The Highlands geographically sits between 500 
metres and 900 metres above sea level on the 
Great Dividing Range. Like other regions along this 
plateau such as the Blue Mountains to the north 
and the Australian Alps to the south, the Southern 
Highlands is known for its cool temperate climate. 
The main towns are Bowral, Moss Vale, Mittagong 
and Bundanoon. As well, there are smaller villages 
including Hill Top, Yerrinbool, Colo Vale, Robertson, 
Berrima, New Berrima, Exeter, Burrawang, Penrose, 
Willow Vale, Alpine, Balaclava, Renwick, Wingello, 

Sutton Forest, Avoca, Fitzroy Falls and Balmoral 
Village.

The pattern of development is one of small towns 
and villages separated by a semi rural landscape.

Historical drivers of the local economy include 
mining, tourism and more recently, establishing 
an identity as a serious red wine region and also a 
wedding destination.

Being 90 minutes drive from Sydney and improving 
rail services, together with Sydney buyers seeking 
affordability and lifestyle balance has seen an influx 
of families and investors to the Southern Highlands 
region. The most obvious beneficiaries of this 
attention are the new subdivision precincts on the 
outskirts of the townships of Mittagong, Bowral and 
more recently Moss Vale, with the hamlets of Colo 
Vale and Hill Top picking up the pace as far as sales 
activity, again driven by affordability and access to 
the highway north to Sydney.

With federal and state government commitment to 
major infrastructure such as Badgerys Creek Airport 
in south western Sydney, land release precincts will 
further attract interest in the region.

Southern Tablelands
There are similar trends evident in the Tablelands, 
with good land sales and new home construction 

activity in the new/modern residential estates on the 
fringe of Goulburn, including the Belmore Estate, 
Merino Country Estate and the Mistful Park estate. 

Goulburn can be viewed as a fringe suburb of 
Canberra, being more affordable for some Goulburn 
residents to commute to Canberra.

NSW Central Coast
Like many regions along the eastern seaboard, the 
Central Coast has seen a sustained period of growth 
and demand for real estate. Visitors, residents, 
investors, existing and future businesses on the coast 
are acutely aware of the main drivers of real estate 
in the Central Coast region of New South Wales. It 
has nought to do with the recent amalgamation of 
the former Gosford City and Wyong Shire Councils 
into one big Local Government Area – the ingeniously 
named Central Coast Council, but everything to do 
with price and proximity.

When broken down a little further, the diversity of 
property seen on the coast covers all wants, tastes 
and needs at pricing levels which are more than 
favourable to those seen in the Sydney metropolitan 
area and it’s just a short drive up the M1 Motorway to 
Sydney.

First home buyers make up a big part of the 
economic base on the coast. Spoilt for choice, there 
are a number of localities suitable for the first 
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home buyer. At present, Narara, Niagara Park and 
Wyoming are probably the pick for these buyers 
toward the southern end of the LGA. Newer and 
bigger homes within reach for the first home buyer 
toward the northern end of the LGA can be found at 
Woongarrah, Hamlyn Terrace and Wadalba.

Second, third and subsequent buyers are equally well 
catered for. It just depends on whether they want 
to be close to the beaches or lakes, or in a suburbs 
or rural lifestyle area. All budgets and tastes are 
satisfied.

Property prices can start from a 
low base in the early $300,000s 
and rise through the different 
segments of the market. 
While careful to avoid labelling an average or median 
value on the coast, we would say it lies in the mid to 
high $400,000s for first home buyers. Lately there 
have been a few sales breaching the $5 million mark 
along the beach or in the better rural lifestyle areas. 
While these are not occurring daily, the frequency of 
these sales is increasing.

Interestingly, in years gone by, the region was 
viewed as a holiday destination with the tourism 
market being seen as a major economic driver. Sadly 
or progressively (depending on who’s leading the 

conversation), the region’s economic base is far 
less reliant on tourism with a noticeable switch to a 
higher resident base – currently exceeding 350,000 
- which has seen tourism recede as a major economic 
base. This has been brought about by the opening 
of the region to new residents via better access to 
the Sydney market and discovery of affordable real 
estate. The income generated, spent, recycled and 
transferred into and out of the region has elevated it 
from a few sleepy beachside towns where everyone 
had a grandparent or retired aunt or uncle living here 
to a vibrant, young, evolving and growing economy.

Business wise, the evolution of the region has been 
viewed as a little more subtle until a closer look is 
taken. There is still some distance to cover before 
classifying the region’s business economy as strong, 
but amongst other industries, medical is growing 
faster than many would realise and continues to 
grow in response to demand. The education and 
technology sectors have established roots here as 
well and are going okay. Overall though, secondary 
industries such as service and small manufacturing 
are probably the largest business base in the region. 
Export is not something we would associate with the 
region – it is present, but low key.   

While there will always be a need to commute down 
the M1 Motorway to Sydney for some (upwards of 
10,000 people do this daily), as more local industry 
arrives and establishes itself, economic modelling 

would suggest a drop in the number of these daily 
commuters along with a broadening of the skills base 
here for industry to capture and keep.

With plenty of fresh air and good weather, a good 
lifestyle is hard to miss. Sports play a big part in the 
local scene here and it’s not just limited to fishing, 
surfing and swimming. Football is bigger on the 
coast than some might realise – ever heard of the 
Central Coast Mariners? It’s difficult to say whether 
this affects the real estate market to a quantifiable 
degree, but it can’t hurt to think it is a factor. 

Newcastle
Newcastle/Lake Macquarie has seen a sustained 
period of growth for standard residential property 
over the past two years, despite new release 
subdivisions selling land at Fern Bay, Cameron 
Park and Fletcher in large numbers. There are also 
smaller estates dotted throughout Newcastle and in 
particular Lake Macquarie, with Catherine Hill Bay 
and Trinity Point at Morisset adding to the available 
stock. This can be put down to a number of factors 
including incentives for first home buyers to build, 
interstate migrants coming from the more expensive 
Sydney market and speculative out of town investors 
looking to add to their rental portfolios.

The recent federal election raised a few fears 
throughout the property market with superannuation 
and a possible change to negative gearing both 
gaining plenty of airtime. What does the election 
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result mean for Newcastle and surrounding areas? 
Elections always bring in a period of uncertainty to 
the property market and reduced activity is often 
felt.  It was no exception this time in the Hunter. 
Uncertainty and making large financial decisions are 
often diametrically opposed.

As we focus on the city of Newcastle, there are a 
number of applications before the Council for multi 
storey unit developments (primarily residential in 
nature). The total number of units proposed within 
these applications is projected to yield approximately 
2,800 in total of varying sizes and price points. This 
projected supply will continue stimulating the local 
economy from a building perspective (assuming they 
all commence), however after this period there is the 
real possibility that there could be an oversupply. 
This scenario occurred recently with the last unit 
building boom of circa 2003 and 2004. The over 
supply of units at that time took a number of years to 
trickle through the market place.  

Going against the recent growth in Newcastle is the 
lack of it in the Singleton area, which is still trying 
to cope with the mining downturn. Vacancy levels 
remain high and the number of houses on the market 
for sale are seemingly more numerous than the 
potential purchasers available. This dynamic only 
leads in one direction. Looking at the positive, the 
Expressway has provided some advantages with 
almost 25,000 vehicles using the highway everyday, 
which means that investing or owning a home in this 

area makes the travel for work to Newcastle and 
surrounds quicker.

As with each election there is a lull period in the 
market while there is uncertainly about the future. 
Now that the election period is over, there is a strong 
likelihood that activity will ramp back up again with 
investors and property owners alike refinancing 
their homes according to their strategy, and really 
with interest rates this low, it seems highly feasible. 
Markets are a bit funny though aren’t they?

NSW Mid North Coast
This month we are looking at the big picture and 
what is driving the Mid North Coast market at 
present.

The Mid North Coast is a popular tourist and holiday 
destination comprising several large town and the 
major centre of Port Macquarie.

We notice that primary drivers in our local market 
over the past year have been:

The Investor
These include both local and out of town investors. 
Local investors are often looking for properties in the 
rapidly developing areas within towns and include the 
western localities of Port Macquarie close to the new 
Charles Sturt University, Base Hospital and schools.

Out of town investors are often from Sydney or other 
major cities. These investors find our regional area 
provides properties at significantly lower prices than 

that available within the cities, but these properties 
have similar overall investment return rates. This 
has been one of the primary drivers for increasing 
property values within our area. We have found 
that centrally located units and villas up to about 
$400,000 have been especially popular in this 
segment.

Relocation
The Mid North Coast has a more relaxed lifestyle 
than its city counterparts and this has also added to 
growth and development within the region. We have 
noted that buyers are often young families moving 
from the city. They are selecting our area partly 
because of its lifestyle, partly because of its location 
(midway between Sydney and Brisbane) and partly 
because of increasing job opportunities in the rapidly 
expanding larger regional centres. They see our area 
as a place they can raise their families in a more 
relaxed environment and a country lifestyle.

These families are often cashed up after selling 
their high value Sydney home and are often able 
to purchase a good quality modern dwelling in the 
region for between $400,000 and $600,000 with 
little or no mortgage.

The Mid North Coast is also popular with retirees 
relocating from the cities and we have one of the 
higher population percentages of over 60s along the 
eastern seaboard.
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Recent anecdotal evidence is indicating that over 
50% of people investing in our property market or 
migrating to our area are moving up from Sydney.

Upgraders and the Expanding Local Population
This section of the market includes the rapidly 
developing towns such as Wauchope, Harrington, 
Old Bar, Forster and Tuncurry, as well as the 
residential areas to the west of Port Macquarie, 
namely Thrumster and Lake Innes. Here we are 
seeing locals and first home buyers able to purchase 
a new average quality 3- to 4-bedroom dwelling for 
between $400,000 and $500,000. 

Other more favoured spots, especially for local 
buyers, are the established beachside suburbs in all 
the coastal towns, however properties in these areas 
are generally older and often require renovating.

Coffs Harbour
The residential market has been firm throughout 
2016. There has been an increase in the development 
of residential land and building activity is sound with 
most trades active. Rents increased throughout 2015 
and 2016 to date due to a shortage of supply built up 
over the previous two to three years of slow growth. 

The local market has been sustained by the low 
level of bank interest rates, however the lack of job 
security and comparatively high local unemployment 
are impacting on the strength of the local market. 

The emergence of the blueberry industry is having 
a positive influence on the local economy and the 
development of services and completion of Pacific 
Highway works to the northern beaches have 
promoted growth in residential value levels along 
the northern beaches and Woolgoolga. The top end 
residential market remains slow, however sales are 
being effected, albeit with longer marketing periods 
and when vendors become realistic. 

The Coffs Coast region will benefit further on the 
completion of Pacific Highway works to the far north 
coast and south towards Port Macquarie, which will 
improve access times from major cities. The failure to 
construct a Pacific Highway bypass around the Coffs 
Harbour city is proving a negative aspect for the 
local market with affected properties and locations 
restricted by the uncertainty and unknown influence 
of the proposed works.

Lismore
Being the regional centre for the Northern Rivers, 
Lismore is regarded as the commercial hub for the 
area with the Lismore Base Hospital and Southern 
Cross University being significant contributors to 
industry within the city.

Recent upgrades and planned future extensions to 
the Base Hospital provide the impetus for medical 
professionals to come into the area and set up shop. 
We are aware of a number of high profile sales of 

residential properties in the upper end bracket 
reportedly purchased by medical professionals.

There is still some input from the surrounding 
agricultural and horticultural development in the 
rural areas of Lismore Shire with emphasis on the 
macadamia industry. The grazing industry has finally 
received some reprieve from the years of low yields 
with cattle prices improving. Whether this stablises 
or not remains to be seen. 

In summary, there are no real stand out 
performances in the different market sectors.

Tourism is still maturing with 
localities such as Nimbin receiving 
more attention.
The Casino and Kyogle regions are primarily 
agriculture based with the large abattoir in Casino 
being a key employer. Any disruption or improvement 
in this business tends to have a negative or positive 
flow on effect respectively into the local community. 
Promising key projects include the proposed 
intermodal transport facility north-west of Casino 
which could be a future driver for the local region. 

The CSG project, which promised so much when first 
introduced some ten years ago has now emphatically 
collapsed in a heap after much opposition in the 
Northern Rivers region.
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Kyogle is a useful gateway point for tourism into the 
diverse rural landscapes and national parks north-
west of the village and particularly through the 
popular Lions Road leading into Queensland.

In summary, while these are considered the main 
drivers of the economic base within Lismore, Casino 
and Kyogle, there is really no definitive section of 
the market which is primarily influenced by a buyer 
type as it includes a well rounded mixture of families, 
individuals, retirees and urban/rural professionals.

Byron/Ballina
The Byron/Ballina region has long been known for its 
tourism industry. Byron Bay especially is a popular 
destination for domestic and international travellers. 
Tourism is the main driver within this region and with 
its climate and beaches, it is also a popular choice for 
sea changers too.

The region is currently experiencing a strong market 
and this is due to a combination of interest rates 
being at record lows and house prices in some major 
capital cities rising to exceptional levels over the past 
few years. Sea changers are able to cash in and get a 
lot more bang (or house) for their buck in the Byron/
Ballina region. 

Within the Ballina Shire, along with the traditional 
tourism driver, the recent demand and increased sale 
rates for vacant land within residential estates has 
also resulted in the building and construction 

industry re-entering the market as an industry 
driver. The recent strong land sales achieved within 
the Riveroaks and Ferngrove estates in Ballina, the 
Ballina Heights estate at Cumbalum, the various 
residential estates situated within the Wollongbar 
Urban Expansion Area and the recent success 
achieved by the Epiq estate at Lennox Head (stages 
1 and 2 comprising a total of 133 residential lots 
sold off the plan in one day each) will result in 
continuing and increased demand in the building and 
construction industry. 

Clarence Valley
The Clarence Valley does not have a major industry, 
however the major driver in the region at the 
moment is the infrastructure in the area including 
the second Grafton Bridge, Grafton Gaol and the 
Pacific Highway upgrade. This in turn is creating 
more jobs in the region and more confidence in the 
local economy.

Housing within the Clarence Valley is situated at 
the lower end in relation to the greater north coast 
region and with interest rates being at record lows 
and good employment opportunities, housing is seen 
as affordable, particularly in Grafton. 

Generally, there really isn’t much driving the market 
other than housing being more affordable, but 
the Clarence Valley is going through good times, 
particularly Yamba and Maclean.

Central NSW
The main driver in the area continues to be owner-
occupiers either remaining in the area or relocating 
from elsewhere. Of the second type, retirees from 
capital cities are selling up in these good times and 
buying cheaper property of all types in the Central 
West, with the difference going towards retirement 
income and a caravan to head north for the winter.

Investor activity has also increased. Investors are 
being driven by slowing capital gains in the major 
cities making yield more important. Some recent 
analysis suggests that yields may already be under 
pressure from rising property prices locally. Investors 
should understand the drivers of the local market, 
particularly for properties in multiple occupancy 
complexes as these are the type of property 
traditionally most targeted by investors. They often 
don’t require as much capital backing, are often seen 
as renters and have been successful investments in 
capital cities.

In Sydney there has been an apartment boom around 
the CBD and up to Chatswood. In part this is due to 
the drivers of lifestyle choice. A lot of people want 
to be close to the city and all it offers such as work, 
entertainment and other people. The boom has also 
been fuelled by people from overseas as owners, 
tenants or investors where apartment living is the 
norm and is a desirable form of accommodation. 
These lifestyle drivers, aren’t as strong in the Central 
West.
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A 30 minute drive is all it takes to get from the shops 
to the rural paddocks. There is no traffic to fight to 
get to work. There is a feeling of space, and this is an 
important lifestyle driver for the area. Why live on 
top of each other when there is so much room?

This helps to explain the position of multiple 
occupancy living in the Central West and probably 
regional Australia. Such accommodation, while 
consistently in good demand relative to supply, is 
more an economic or physical reality than a lifestyle 
choice. For example, retirees may need to be close 
to amenities in a smaller dwelling with a supportive 
community. Such a living arrangement as a lifestyle 
choice is popular with students and singles, but not 
as much with families. For investors, the wash up 
is that the market drivers point to the likelihood of 
a steady return for such properties, but unlikely to 
reach the giddy heights of the capital city apartment 
boom in the near future. But there are plenty of other 
options.
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Melbourne
Employment
A big driver for Victoria’s property market is 
employment across a range of industries. Over 
the 12 months leading up to June 2016, Victoria 
created a record 87,800 full time jobs. This was 
the state’s biggest annual job growth since June 
1989 and actually surpassed the remainder of the 
nation collectively, as the number of jobs across 
the remaining states fell by 20,000. The growth in 
Victoria’s jobs was also even across the genders, with 
42,800 full time jobs created for men and 45,000 
jobs created for women.

Source: ABS

Large internationally renowned companies such 
as BHP Billiton, Computershare, ANZ, NAB, Telstra 
and Bupa, to name a few, base their headquarters 
in Melbourne, sustaining thousands of jobs for the 
state’s economy and its residents. However cheaper 
overseas labour has meant a number of production 
job losses over the past few years, Ford’s Geelong 
plant which is expected to cease production in 
October 2016 is a prime example, with 850 jobs lost. 
While a job loss of this magnitude was significant for 
the region, the Victorian government has pledged 
$500 million over the next four years to its Regional 

Jobs and Infrastructure Fund which is in place to 
support major projects that will create jobs within 
Victoria’s regional communities, demonstrating the 
government’s commitment to the continued growth 
and sustainability of jobs in Victoria.

Lifestyle - Location
One of the main drivers of demand in Melbourne 
is lifestyle. Melbourne is a diverse city, offering all 
types of lifestyle choices, whether that is living close 
to the beach, being amongst trendy bars and cafes, 
proximity to public transport or proximity to the CBD. 

Demand for residential properties within close 
proximity to the beach is one of the major drivers 
in the Melbourne market. This can be seen by the 
high prices at which properties are sold in suburbs 
along the south eastern coastline such as Brighton, 
Elwood and Hampton. Brighton’s median house 
price is $2.715 million, Elwood’s is $1.9 million, while 
Hampton’s is $1.765 million. 

Another lifestyle choice that is increasingly driving 
the market is the proximity to trendy bars and cafes, 
along with other public infrastructure such as public 
transport and schools. The inner north of Melbourne 
is fast becoming one of the most popular areas to 
live. Suburbs such as Collingwood, Fitzroy, Brunswick 
and Northcote are all very popular and have seen 
massive growth in the past five to ten years. 
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Precincts such as Smith Street and Brunswick Street 
in Collingwood and Fitzroy, High Street in Northcote 
and Sydney Road in Brunswick offer residents a very 
social lifestyle. 

 Source: The Fitzroy Loft 

Lifestyle – School Zoning
School catchment areas have and will continue to be 
a key driving factor of house prices within Melbourne.   
With the increasing population but finite number of 
school places and property to accommodate this 
demand, the resulting increase in house prices is 
inevitable.  In particular REIV chief executive Geoff 
White said that parents preferred to pay for higher 
house prices in public school zones than pay private 
school fees and that schooling and education was 
a key driving factor of Melbourne house price growth.  

The table below shows the extent to which being 
located in a school zone can impact median prices of 
homes.  

 School

In Zone 

Median Price

Bordering Zone 

Median Price Difference

University High 

School, Parkville $1.395M $799,000 $596,000

McKinnon 

Secondary College $1.5M $1,195,000 $305,000

Cheltenham 

Secondary College $1.1M $950,000 $150,000

Frankston High 

School $576,000 $462,000 $114,000

Box Hill High 

School $1.189M $1,099,000 $90,000

Mount Waverley 

Secondary College $1.267M $1.2M $67,000

Balwyn High School $2.012M $1,947,500 $64,500

From 1 July, changes to the Foreign Investment 
Review Board Regulations policy allow non-citizen 
children as young as six to study in Australia and also 
simplify the application process for Chinese students 
and their guardians. Chinese students already 
account for a quarter of Australia’s international 
students and therefore these changes to the visa will 
increase the pool of eligible applicants.  

The school zone premium is not a new phenomenon, 
especially in the Bentleigh and McKinnon area which 
has experienced this effect for the past 20 years, 
however the introduction of Chinese purchasers 
who particularly value good education is seeing 
an additional premium being paid over what was 
previously regarded as the norm.  

Affordability
Affordability is a major driver of the residential 
property market. Therefore, we have seen 
an increase in the construction and purchase 
of apartments and townhouses across inner 
metropolitan suburbs as these provide a more 
affordable option than a house. Furthermore, there 
have been numerous new estates constructed on the 
urban fringe which provide more affordable housing 
options.  Cranbourne East has been named the 
fastest growing suburb in Victoria, expanding by 88 
people per week in the past financial year as stated 
by the Australian Bureau of Statistics. This is due to 
the fact that is provides an affordable option with a 
median house price of $418,750. 

Investment
Investment is a key primary driver in Melbourne, both 
international and domestic. Investors look at both 
apartments and houses in order to receive maximum 
return on the dollar, through rent and capital growth. 
In the City of Melbourne, there were over 5,000 
apartments built in 2015 and an expected 10,000 to 
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be built over 2016 and 2017. Each project varies in 
respect to its owner occupier versus investor ratio, 
but recently there have been developments that have 
had 90% of purchases by investors, with a higher 
proportion of overseas investors to local investors. A 
recent study indicated that about 28% of all inner-
city apartments are owner-occupied. 

As the Australian dollar has remained relatively 
stable but remaining lower than it was before the 
GFC, international investors have seen Australian 
property as an attractive proposition. However 
international investment has recently had tighter 
lending regulations imposed, with some banks 
outright refusing to lend. While this has had an 
impact on demand, especially for apartments, 
international investors have not left the market and 
continue to purchase. 

Recently, especially during the election, there has 
been a debate about negative gearing and how that 
might be pricing first home owners and younger 
purchasers out of the market. While no action has 
occurred yet, there have been suggestions of phasing 
out negative gearing, with the idea that if investors 
no longer have access to offsetting their interest 
losses against their loan, they won’t have as much 
purchasing power, giving owner occupiers a greater 
chance of purchasing their desired property. If this 
were to come into effect, it will decrease the demand 
for investor properties.

Public transport and road infrastructure 
The provision of quality infrastructure is widely and 
unsurprisingly linked to demand for property and 
property price growth.  This is very evident in the 
rapidly developing suburbs on Melbourne’s periphery 
as well as in inner suburban areas.

The outer suburb of Epping, 26 kilometres north of 
Melbourne’s CBD, is forecast to experience rising 
values due to recent upgrades to the Western Ring 
Road as well as additional services on the South 
Morang train line as reported by News Corp (2016).   
A new train station serving Caroline Springs, 25 
kilometres west of the CBD is scheduled to open in 
early 2017. This new station on the Ballarat line will 
serve 1,500 passengers per day. This is one of the 
key drivers that have seen the median house price 
jump 9.6% to $570,000 in the three months to 
March 2016 (Fairfax Media, 2016). 

The announcement of the extension of the South 
Morang line to Mernda has already started to drive 
increased demand for housing in Mernda and 
Doreen (News Corp 2016). The extension is due for 
completion in 2019. Mernda’s average house price 
rose 9.4% to $412,892 in the year to January 2016.

It’s not just provision of new roads and rail links. 
Improvements to existing rail infrastructure can 
also drive demand. The Level Crossing Removal 
project is removing a total of 50 level crossings 
across Melbourne’s train network. Property prices 
are forecast to rise in the streets immediately 
surrounding the tracks when the level crossings are 
removed around stations such as Ormond, Bentleigh 
and McKinnon on the Cranbourne – Pakenham line 
(News Corp, 2015). Over in St Albans, 15 kilometres 
north-west of Melbourne, property prices are also 
tipped to rise by up to $100,000 in the suburb when 
the grade separation is complete (News Corp, 2016).  
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Ballarat
Ballarat has a diverse demographic with varying 
industry drivers. The main industries driving property 
demand within the Ballarat area are manufacturing, 
health and education. These industries provide for a 
diverse demographic and in turn property demands. 
The Ballarat property market provides an affordable 
option for young families and also a good lifestyle for 
Melbourne commuters.

Currently the upper end of the Ballarat market is 
showing good demand with Ballarat providing an 
appealing lifestyle option for Melbourne families 
due to its easily commutable distance to Melbourne, 
good infrastructure and high quality education and 
services. Properties in the upper end are in short 
supply and are experiencing short periods on the 
market with good quality properties achieving high 
prices.

Within the lower market ranges of Ballarat, 
movement is fairly static for both established houses 
and property within the newer suburbs and housing 
estates. This is due to an oversupply of new land 
available from numerous new land developments 
which have recently come to the market. While 
this end of the market is currently static with little 
growth, the longer term outlook for capital growth 
in Ballarat remains positive with good population 
growth forecast and the creation of many new jobs 
with the new Ballarat West Employment Zone.

With a diverse demographic, Ballarat provides a 
stable investment prospect with good returns on 
rentals in the lower demographic suburbs. Ballarat 
has seen a shift toward unit developments which 
has resulted in a current oversupply of units. Capital 
growth is likely to remain static for some time with 
limited demand for these properties.

Echuca
One of the key drivers of the local markets in 
Echuca/Moama is the number of buyers relocating 
from Melbourne. Typically these buyers come from 
a relatively high market to a significantly more 
affordable market in Echuca or alternatively look 
to upgrade significantly from their dwelling in 
Melbourne in the transition.

Typically this underpins the higher segments in the 
local market including centrally located heritage 
homes along with river front properties with good 
appeal. Typically this level of demand spikes through 
spring and leading up to Christmas as people look 
to relocate for the new year (particularly teachers, 
but also the general migration of the labour force for 
example in professional service industries).  When 
this occurs, the rental market tightens significantly.

Sale
Industry within the Wellington and Latrobe regions 
are the highest driver of our markets. For Sale and 
surrounds, the East Sale RAAF Base and ExxonMobil 
gas processing and oil stabilisation plants are high 

employers and bring new buyers to the market. Over 
the past 12 months, rental prices have been very 
competitive but recent signs have shown a steading 
in demand.

For Latrobe, three major brown coal mines with 
affiliated power stations and a paper mill are the 
highest employers and are drivers within the market. 
We are yet to see a change in market conditions with 
recent calls to find renewable, cleaner sources of 
energy.  

Warrnambool
Historically the Warrnambool property market has 
been relatively unaffected by outside influences 
and remains somewhat removed from typical 
market drivers such as mining, tourism or work 
opportunities. Being surrounded by a large 
agricultural area, Warrnambool’s economy tends 
to suffer when downturns occur in rural markets 
but this doesn’t seem to transpire to the property 
market. 

First home buyers are the demographic which 
appears to be driving the Warrnambool property 
market at present. Together with low interest rates, 
home affordability and excess residential land, this 
demographic will continue to be the driver in the 
foreseeable future.

Locations such as North Warrnambool, Dennington 
South and North, Gateway Estate and the Hopkins 
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Point Road estates are the areas where this 
demographic is most prolific with established 
dwellings able to be purchased for between 
$250,000 and $350,000 and house and land 
packages available from $280,000.

Regardless of the demand in these areas we have 
seen no increase in the median value in this sector 
for approximately five years. The only growth 
occurring in Warrnambool at present appears to be 
in central Warrnambool locations, where there is a 
current lack of demand and properties spend less 
time on the market.

Mildura
Population growth has long been considered the key 
to whether house prices go up or down and so the 
biggest driver of our property market is whether our 
economy and lifestyle can attract people. A glance at 
the data provided by Regional Development Victoria 
shows that in the past few years, the population 
of the Mildura Local Government Area has been 
growing at just under 1% per annum, compared to 
the Victorian state average of around 1.75% per 
annum.  

Our main industries in terms of employment 
are agriculture, retail and health care and social 
assistance. 

In the past two to three years we have seen an 
improvement in some of the key local farming 
industries, especially table grapes, almonds and 
citrus, and we are now starting to see the first shoots 
of an improvement in the wine grape industry. This 
confidence has increased demand for local service 
industries that support the local farming sector and 
for the next few years at least, it appears as though 
this segment of our local economy should grow.  

The retail sector is expected to maintain current 
levels of employment but is considered unlikely 
to grow.  With regard to health care, Mildura has 
a higher than state average percentage of the 
population aged over 55 and is expected to continue 
to attract older people from smaller centres within 
a 300 kilometre radius due to the presence of good 
medical and recreational facilities and relative 
housing affordability.  

We feel that the local economy is currently enjoying a 
period of growth and that this will see our population 
grow at a faster rate than has been occurring in 
recent times. Housing that is attractive to retirees 
is expected to continue to see good demand, as will 
three or four bedroom homes that appeal to young 
families.
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Brisbane
When discussing those things that “move our 
market”, expert property observers in Brisbane know 
when we thrive, it’s on the back of strong employment 
and high interstate migration.

These figures were the hallmark of our stellar market 
run in 2003, and while 2007 was also a good year, the 
numbers weren’t as illustrious – and this is, in part, 
why the gains weren’t sustainable.

The Brisbane market historically lags behind the 
Sydney and Melbourne markets. The affordability 
drive has its part to play here, because a large 
number of southern state residents find their higher 
priced capitals are becoming hard work. Then a few 
pioneering souls realise if they sell their Surry Hills 
renovatable terrace for a very princely sum, they can 
move to our sunshine city and purchase a magnificent 
suburban abode within a short commute of the CBD 
– and still have plenty of change leftover for a very 
shiny car, boat, trip or local investment property.

There’s a bit of a chicken-or-egg with this movement. 
Some say employers drive the move first. This was 
mostly true during the mining boom where we felt 
the benefits – particularly if there were FIFO residents 
and/or the headquarters of mining companies set up 
in our town.

Another theory is that relative affordability drives 
demand from southern residents first, and companies 
follow. This seems feasible too. It’s hard to retain 
workers,  even those on a great wage, when rent 
and mortgage costs are taking a fair chunk of your 
weekly wage out of your pocket. Many big employers 
will recognise this, as well as the comparably better 
commercial costs of living in our well-connected 
capital, and will seek to set up an office where the 
sun shines. Hey presto, momentum builds with more 
employment in a great location and property costs 
that won’t ruin your savings account. The result is 
even greater numbers of residents heading north and 
into our waiting arms.

Strong employment plus affordable real estate puts 
our property on a fast track to price growth – so 
how’s that looking right now?

Well, unfortunately, our interstate migration isn’t 
great at present, as you can see from the ABS chart 
(3.2). The state’s average annual since 2004 is 
around 15,000 persons. As at 2014, we recorded an 
annual number short of 6,000. 

The issue is that while there is a sizeable gap in 
property values between Brisbane and Sydney/
Melbourne, job numbers are down and our property 
prices have remained relatively uneventful.

3.2 Net Interstate Migration(a) – 2004-05 to 2013-14

NSW Vic. Qld SA WA Tas. NT ACT

2004-05 -26 321 -3 070 30 371 -3 226 2 241 267 610 -842

2005-06 -25 576 -1 831 26 607 -2 711 3 933 -82 -553 258

2006-07 -26 271 -1 617 23 381 -3 371 5 362 -537 443 2 465

2007-08 -20 780 -1 924 19 409 -4 221 4 991 730 1 389 260

2008-09 -18 667 1 523 14 702 -4 402 5 012 1 063 934 -309

2009-10 -9 458 3 314 6 172 -2 709 2 119 664 -661 427

2010-11 -13 496 3 534 6 795 -2 614 7 033 -47 -2 549 1 354

2011-12 -17 965 1 439 11 068 -2 424 11 416 -2 612 -1 423 501

2012-13 -14 463 5 443 8 196 -3 973 8 333 -1 942 -1 220 -374

2013-14 -6 857 8 783 5 753 -2 968 1 045 -1 168 -3 344 -1 244

Annual average 

2004-05 to 2013-14

-17 985 1 559 15 245 -3 262 5 149 -366 -637 250

(a) Estimates for 2011-12 to 2013-14 are preliminary - 
see paragraph 9 of the Explanatory Notes.

In fact, while we don’t have the numbers here, 
interstate migration has been in negative territory 
over the past 12 months to two years and while inner 
city blue-chip property has seen attractive gains, mid-
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priced, mid-distance suburbs have seen their homes 
remain fairly steady in value. If you travel further 
afield to the high-rent fringes of our capital, then 
these markets are even softer.

When we do start to see numbers of residents 
increase, the rising tide floats all boats. Given the 
relatively small size of the Brisbane property market, 
everyone gets a boost, although we traditionally see 
prices rise fastest in those suburbs close to town 
first with our pebble-in-the-pond approach becoming 
firmly established over the past few cycles now.

As far as we can tell, there’s no great interstate rush 
to Queensland as yet, and while we continue to be a 
steady, solid performer compared to other property 
markets in the nation, not many are predicting 
runaway price growth in the near future.

If a major infrastructure project were to get off the 
ground, such as Cross River Rail, this may improve 
the performance of the economy however, this is still 
considered to be some time away.

Probably best to just buy safe and wait for long-term 
gains. 

Toowoomba
Toowoomba is a major regional centre servicing the 
agricultural sectors of the Darling Downs to the west 
and the Lockyer Valley to the east. Traditionally, 
Toowoomba has not been subject to volatile market 
movements given the relatively stable workforce 

underpinned by large government employers 
including numerous schools, the University of 
Southern Queensland, three large hospitals and the 
Oakey and Cabarlah Army bases. 

The coal seam gas and energy resources boom 
between 2010 and 2014 in the Surat Basin to the 
west created significant hype in the Toowoomba 
region. Toowoomba become a target for interstate 
investors who found the affordability and position as 
the gateway to the Surat Basin attractive. 

During this period and in conjunction with 
development of the privately funded Brisbane West 
Wellcamp Airport, sales activity increased with 
the strong influence of interstate investors driving 
up values, particularly in the sub-$500,000 price 
bracket. To capitalise on this demand, developers saw 
opportunity to develop units and townhouses which 
are popular amongst the investor market. 

As the market now cools, there is an emerging 
oversupply of new or modern units, particularly 
across new estates in Glenvale. The rental vacancy 
trend has stabilised, although this may be in line 
with seasonal movements. Sitting at 3.5%, the 
vacancy rate had crept up to as high as 4% during 
late 2015 and early 2016. This follows many years of 
consistently low vacancies around the 1.4% to 1.8%. 

Dwelling sales activity has slowed in 2016 and this 
follows slowing activity since the recent peak in 

2013. The number of properties listed for sale in 
Toowoomba is rising and with slowing sales activity, 
there may need to be some adjustment in asking 
prices to attract buyers in this market. 

The key drivers of the Toowoomba market moving 
forward will continue to be local owner-occupiers and 
local investors. The development of the Toowoomba 
second Range Crossing Road and new industries 
such as a large milk powder processing facility 
supplying directly to China may provide some short 
to medium term growth opportunities for the region. 

Gold Coast
The coastal north section of the Gold Coast, which 
includes the CBD suburb of Southport, has continued 
to strengthen, however we are seeing fewer 
interstate purchasers on the contracts of sale when 
we look at data outside of new developments, which 
are primarily driven by interstate purchasers and 
overseas investors. People are still hyped up by the 
impending Commonwealth Games and what these 
might do for the Gold Coast and property prices. 
The Rapid Transit line has proven its worth among 
locals and certainly in Parkwood, near the new Gold 
Coast University Hospital and Commonwealth Games 
village and we know that the locals of Helensvale are 
getting excited about the tram to connect them to 
the coast and what this may do for values there. 

Feedback we are receiving from agents is that the 
low interest rate environment has been encouraging 
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more people to enter the market and extend their 
property portfolios. Land is hard to come by and 
in Southport we are beginning to see a new era 
of development with the local council recently 
approving a circa 620 square metre site for six 
micro-terrace houses which are freehold. There 
are still back-up contracts on houses, houses going 
under contract several times before the right buyer 
can gain finance and multiple offers being received 
however I believe now is the time it starts to really 
matter who you market your property with. The local 
agents, while all so vastly different, all say the same 
thing... “if only I had 20 of these to sell”. Houses and 
duplexes are definitely still the most sought after 
however we have noticed a stabilisation of duplex 
values and consider that a large portion of the 
growth has already occurred. 

Northern Growth Corridor
Suburbs in the northern growth corridor such as 
Pimpama, Coomera, Ormeau and Ormeau Hills have 
experienced varying degrees of price growth over 
the past 18 months with detached dwellings and 
duplex units being the predominant type of housing 
in these areas. Resales for vacant allotments have 
strengthened during 2016 with known increases from 
previous sales. The primary market drivers at present 
are interstate and overseas buyers purchasing off 
the plan and new vacant land allotments or house 
and land packages. The northern growth corridor 
is supported by surrounding developments and 

infrastructure increasing amenities, proximity to 
transport, shopping centres and the Pacific Highway. 
Owner occupiers are also present with predominant 
buyers being first home buyers taking advantage of 
the construction grant incentives offered for new 
housing.

Local agents who actively market duplex units in 
the northern growth corridor advise of good market 
conditions currently prevailing for new and modern 
duplex units priced below $400,000. Importantly, 
the firming in the established housing market has 
had the effect of increasing demand for duplex units, 
particularly for first home buyers who are being 
increasingly priced out of the detached housing 
market. Low interest rates have also increased 
investor activity with local agents reporting strong 
demand for rental properties in the northern growth 
corridor also contributing to driving the market 
upwards. Rentals for detached housing in the above 
mentioned suburbs generally range between $410 
and $550 per week depending on size and condition. 
Properties that have been recently completed, 
updated or have swimming pools generally achieve 
the upper end of market rent. Duplex units weekly 
rent generally range between $320 and $400 and 
are predominantly in Pimpama. Dwellings typically 
comprise of 3- to 4-bedrooms, 2-bathrooms and 
double lock up garage and duplex units typically 
comprise of 3-bedrooms, 2-bathrooms and single or 
double lock up garage. 

Southern Gold Coast/Northern New South Wales
The overall property market on the southern 
Gold Coast and Tweed Coast is presently strong 
in particular in beachside suburbs such as Miami, 
Burleigh Heads, Palm Beach, Kingscliff and 
Casuarina.

An example of the improving market is 10 Cylinders 
Drive, Kingscliff. A vacant 650 square metre 
allotment situated in the Seaside estate. The 
allotment sold in February 2016 for $825,000. The 
allotment previously sold in 2007 for $690,000. 

Another example of an established property is 8 
Amboina Avenue, Palm Beach. A renovated, single 

level, older style, timber, 4-bedroom, 2-bathroom, 
dwelling with metal roof and 2-car attached carport 
with a land area of 506 square metres. The property 
sold in April 2016 for $700,000. The property 
previously sold in 2013 for $575,000.
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The primary demand drivers at present are local 
owner-occupiers and interstate investors. We also 
note a strengthening local economy, low interest 
rates and a population influx into the above 
mentioned areas are driving the property market 
upwards.

Right now, you can lock in the cheapest money you 
have ever been able to borrow.

Central Western Gold Coast
The property market west of the M1 highway starts at 
Nerang/Carrara and extends through to the southern 
Logan and Scenic Rim council regional areas such as 
Beaudesert and Jimboomba. Two primary demand 
drivers within the M1 West region are affordability 
and planned infrastructure.

The current record low interest rates available 
and low vacancy rates provide an attractive 

environment for first home owners, owner occupiers 
and investors. The overheated property markets 
in Sydney and Melbourne are providing demand 
for Gold Coast property from these interstate 
investors which see good value in suburbs such as 
Nerang, Carrara and Highland Park. An example 
is the Paradise Waters town house complex at 
102 Alexander Drive, Highland Park. In February 
two townhouse units were purchased by separate 
New South Wales investors. The townhouses each 
comprise a circa 1995, part two level, 3-bedroom, 
2-bathroom unit with 1-car garage, including 
approximately 110 square metres of living area. Unit 
46 was purchased in February for $264,000 and unit 
2 was also purchased in February for $272,000. The 
current market rent is approximately $350 to $360 
per week which provides a potential gross yield of 
7.1% for unit 46 and 6.9% for unit 2. Agents who are 
active within the suburbs of Nerang, Highland Park 
and Carrara advise of short marketing periods and 
a shortage of stock for affordably priced properties 
including established housing, duplexes, townhouses 
and villas.

New infrastructure projects can boost the local 
economy by creating new jobs and attracting more 
people to a precinct. An example is the Bromelton 
interstate rail freight terminal, located just outside 
Beaudesert township and within the Bromelton 
State Development Area. This $30 million interstate 
rail freight centre will provide industries with 

access to interstate markets via the Sydney to 
Brisbane rail corridor and is set to commence in 
January 2017. This project is estimated to create 
125 jobs in construction and 1,000 jobs to the area 
once the project is complete. Another planned 
infrastructure project is the recently approved 
$27.5 million Beaudesert Bypass, estimated to 
create 18,000 jobs. These planned infrastructure 
projects have attracted residential development 
with a number of developments in the pipeline to 
the region. An example is the 339 hectare master 
planned community known as Oakland Estate. This 
development will include a mix of residential, retail, 
commercial, education and lifestyle amenities. 
Earthworks on the $1 billion project has started and 
lots are expected to be ready to sell at the end of the 
year. These planned infrastructure projects within 
Beaudesert are expected to have a positive effect 
on demand in the long term for the region. The 2018 
Commonwealth Games has included a number of 
infrastructure projects. Carrara will benefit from the 
$122 million Carrara Sports Precinct redevelopment, 
currently in the process of construction, which will 
host the opening and closing ceremonies for the 
games. Although it is hard to see the immediate 
effect of these planned infrastructure projects 
associated with the Commonwealth Games to the 
local property market, they are expected to have 
a positive effect on demand in the long term as we 
move closer to 2018. 
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Sunshine Coast
The main drivers in the local economy are pretty 
simple, the tourism and construction sectors, and 
for a number of years both these sectors have been 
performing pretty well. 

With tourism we have experienced an increase 
in occupancy rates on the back of the lower 
Australian dollar. This has made it more attractive 
and affordable for local holidaymakers as well as 
overseas visitors.

For construction, investment into the area has also 
had an impact. The strong southern markets of 
Sydney and Melbourne combined with Brisbane have 
had an effect on the Sunshine Coast market.

The construction of new housing has improved 
significantly with many of the residential estates 
selling out, in some cases stages in advance. 

The Sunshine Coast University Hospital continues 
to be a big driver of both optimism and confidence 
locally. It was due for completion in late 2016 but 
has been delayed to 2017. This will provide a level 
of professional employment that hasn’t previously 
been seen on the coast. Also the government being a 
major employer can’t be a bad thing.

There are other projects on the agenda such as 
the new Maroochy Town Centre, duplication of the 
Sunshine Coast Airport and Aura from Stockland 
(formerly Caloundra South) but these projects will be 

market led with a high level of private investment. 

Jobs and more importantly, creation of jobs, will be 
critical for the coast going forward. Also the limited 
investment in infrastructure by both state and 
federal governments will have an impact. The main 
growing pains being experienced at present are the 
congestion experienced on the Bruce Highway to 
Brisbane and in and around Kawana servicing the 
Sunshine Coast University Hospital.

The highest growth in sale volumes and values has 
continued in the sub $500,000 housing market 
which has transitioned into the higher value markets 
in some areas ($600,000 to $700,000). We believe 
this will continue with owner-occupiers being able 
to upgrade into more valuable properties. This 
upgrader market has also been buoyed by the 
general uplift in these local economic drivers. There 
continues to be concern about limited stock in this 
sector and affordability which will have an adverse 
impact on the volumes.

Hervey Bay
The main industry driving the Hervey Bay market is 
tourism.  Tourism directly employs approximately 
2,800 Fraser Coast residents and injected around 
$322 million into the economy in the year ended 
March 2016.  This is however a decrease of 
approximately 15.5% for the year. The Fraser Coast 
region recorded a 21.1% increase (to 619,000) in 
domestic visitation in the year, driven by more 

visiting friends and relatives and business related 
travel (Source: Tourism and Events Queensland). 

The winter months see the Humpback whales 
enter Hervey Bay and with them comes an influx 
of interstate travellers escaping the freeze.  The 
Australian dollar can impact our tourism market not 
just domestically but internationally. A lower dollar 
generally results in more international visitors and 
domestic travellers holidaying locally. Our residential 
market generally experiences good enquiry during 
these winter months as the visitors compare our 
affordable prices and returns to the higher prices 
they experience back in the southern states.

Although tourism is our main industry, allied health 
and medical services is on the increase.  This is 
a result of the generally ageing population and 
the completion of the 96 bed St Stephens Private 
Hospital in 2015 opposite the Hervey Bay hospital.  

The residential market in general is steady with 
little capital growth being experienced at present.  
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House and land packages are possibly the most 
active market with numerous estates currently 
offering packages, some including State and Local 
Government grants. These generally range from 
$340,000 to $460,000 depending on the location.  

Bundaberg
We have exciting new developments and industry 
being attracted to the region including the 
Bundaberg Port. The $70 million Knauf plasterboard 
factory’s foundations have been laid and 
construction is steadily progressing.  This factory 
is reportedly bringing over 600 jobs to the region. 
The new $90 million wastewater treatment plant at 
Rubyanna has started along with the gas pipeline. 
These three projects should stimulate growth.

The residential market for both houses and units has 
remained steady and consistent over the past half 
year with overall confidence being subdued. As these 
previously mentioned developments move forward, 
confidence in the market should lift through to the 
end of 2016 and beyond.

Gladstone
The Gladstone residential market is well known for its 
big boom and bust cycles, often bucking the trend of 
the rest of the state. Gladstone’s booms have always 
been caused by major projects being announced 
and the city is synonymous with major industrial 
growth. The most recent boom commenced when 
the three major LNG plants were approved to be 

developed on Curtis Island off the coast of Gladstone. 
These projects are nearing completion at present 
and have employed over 20,000 workers during the 
construction phase. The market peaked in late 2011 
and early 2012 and significant declines in value and 
demand have been seen since. 

In order to reignite the local property market another 
major project would need to start construction. A 
number of smaller projects have been spoken about 
however nothing of substance seems to be on the 
horizon. Over the course of 2016 major employers 
in the region (Rio Tinto, QAL, NRG) have enacted 
cost cutting measures through their businesses 
and cut hundreds of jobs. More recently Aurizon 
has announced that job cuts will take place in the 
Gladstone depot. Adding to this, there are still 
approximately 2,000 local employees working for 
Bechtel on Curtis Island finalising construction on 
the LNG plants, most of whom will be without work 
within 12 months. New job opportunities in Gladstone 
are very weak and without a major project on the 
horizon, the Gladstone economy is likely to remain 
subdued.

These job losses have had and will continue to have 
a direct effect on the already oversupplied property 
market in the Gladstone region. All market sectors 
continue to show declines in value. The market has 
now been falling for a longer period than it was 
increasing and the end is not really in sight. A crystal 

ball would be a really handy object to have at the 
moment.

Emerald
The residential property market in the Central 
Highlands incorporating the major towns of 
Blackwater, Emerald, Capella, Clermont, Dysart 
and Moranbah is driven by employment demand in 
the local resource sector. Since 2012 the resource 
sector has gone though significant changes as 
coal prices continued to decline over the past four 
years. Interestingly enough, the coal price has 
increased slightly in the past two months. With no 
significant resource sector announcements on the 
horizon values appear to have reached the bottom 
in most areas and are leveling for the time being.  If 
employment demand in the resource sector picks up 
again history shows property values follow closely 
behind.

Rockhampton
As with most areas within central Queensland, the 
Rockhampton region’s property market has felt the 
effects of the mining downturn and to an extent the 
nearing completion of the Gladstone LNG projects. 
While other areas such as Mackay, Gladstone and 
Emerald have seen large decreases in values, the 
Rockhampton area has not had the same reduction 
in values to date, although some suburbs and areas 
have been affected more than others. 
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The Rockhampton area however is more diverse 
than other harder hit areas. Rockhampton is well 
serviced by health and education sectors and has 
numerous government departments located in the 
area.  The area is a hub for the local cattle industry 
with two meatworks operating in Rockhampton.  
These factors have helped to limit the impact felt 
in other areas.  Throw in large retail hubs, property 
associated services and some tourism and the region 
is in a position to grow in the future.

Along with the mining downturn there has been a 
reduction in investors buying in the Rockhampton 
area. Investors were driving construction of new 
housing in the local area which has now dropped off. 
There appears to be minimal first home buyers in the 
current market, hopefully the increase in government 
Incentives will see more first home buyers come into 
the market.

As shown on the graph below residential sales 
volumes have continued to reduce over the last few 
years coinciding with the mining downturn. Along 
with reduced sales volumes the median house 
price is also reducing in the Rockhampton region.  
Gracemere has been affected the most in both sales 
volumes and median house prices due to it being 
heavily targeted by investors during the mining boom 
and the Gladstone LNG construction phase.  

With low lending rates and a weakening housing 
market there appears to be opportunities for all 
buyers, whether investors, first home buyers or 
owner-occupiers looking to buy in the Rockhampton 
region.

Mackay
The main industry driver of the Mackay residential 
market over the past ten years has been the resource 
sector located in the Bowen Basin and the large 
service industry located in Mackay. The mining sector 
had a significant boom which peaked during 2012 and 
2013. Mackay had the highest median house value 
for regional coastal cities in Queensland and one of 
the lowest vacancy rates (under 1%). Since this time, 
there has been a significant reduction in the mining 
industry with large redundancies, mine closures and 
flow on effects. This has seen the Mackay residential 
market fall up to 30% since the peak and vacancy 
rates blow out to in excess of 8%.

It is considered that without an increase in the coal 
price and announcement of large projects, the 
Mackay market will not see any appreciable increase 
in value.

However, with every downturn there are some 
silver linings. Mackay was always seen as a mining 
town with inflated prices and increased costs of 
living associated with the high wages generated in 
the mining industry. Since the downturn, it is now 
considered Mackay is an attractive proposition to 
non mining workers such as teachers, police officers, 
firemen and ambulance offices, who would have not 
considered Mackay previously. 
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Whitsundays
Here in the Whitsundays our big driver is tourism, 
with some smaller drivers, including the sugar cane 
industry and a very small driver, mining.

In order to improve our market we need the 
Australian dollar to be affordable to our overseas 
tourists and on the flip side if our dollar is low we get 
more Australians holidaying at home as well. I would 
expect with the continuing unrest overseas, holiday 
destinations here in the Whitsundays may become 
more appealing.

The property market on 
Hamilton Island is steady to 
slightly increasing over the past 
six months as it appears to be 
influenced by the strong Sydney 
and Melbourne markets.
Our sugar cane industry is located in and around 
Proserpine with some transit workers both when the 
mill is in shut down and also during harvesting.

And lastly, our mining sector which is minimal, with 
some miners choosing to do that extra bit of travel 
to the mines and leaving their families in a beautiful 
lifestyle area.

If our tourism market grows this will influence the 
furnished ocean view units in and around Airlie 
Beach and on Hamilton Island. We are also noticing 
that many homes are being holiday let over the 
internet.

Our market is holding steady at the moment with no 
big leaps or downturns.

Townsville
Townsville is known for its diverse broad based 
regional economy with its strengths built around 
base metal processing and its links to the North 
West Mineral Province and access to the Townsville 
Port, rich agricultural lands and extensive grazing 
areas, Australia’s largest Army base and a large 
employment base around education, health and 
science.

With the mining sector downturn, a general softening 
in other sectors and the closure of Queensland 
Nickel in March 2016, the unemployment rate in 
the Townsville region has increased to dire levels 
trending just under 14% as at June 2016.

Population Growth in Townsville

Population growth, which is a primary catalytic 
driver of the property market, has also experienced a 
decline with population growth for the years to June 
2014 and June 2015 at 1.6% and 1% respectively, well 
below the long term average of 2% per annum.

Townsville’s residential property market conditions 
remain weak, afflicted by low demand and 
uncertainty, with population growth low and 
unemployment rates high dampening overall market 
sentiment.

On a positive note, following the recent Federal 
election a number of big ticket items have been 
committed to the area. Approved funding for 
the Townsville Stadium is increasing the level of 
excitement in Townsville. Once building starts on this 
stadium, which needs to occur sooner rather then 
later, it is anticipated that further private investment 
in and around the CBD will commence and all going 
well it may be just the shot in the arm that the city 
needs to get its economy and its market moving 
again.  

Cairns
Tourism is the major industry in Cairns and there are 
distinct functional relationships that connect tourism 
growth, job creation, population growth and the 
ultimate demand for housing. As a result of its ever 
expanding tourism industry, Cairns has experienced 
a long term average population growth rate since 
1981 of 2.8% per annum, but there was a significant 
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population slowdown in the post-GFC period when 
tourism growth subdued.  However with tourism now 
returning to strong growth, our population model 
predicts that Cairns’ population growth will turn 
around to about 1.4% in the 12 months to 30 June 
2016 and about 1.6% in the 12 months to 30 June 
2017.

Population Growth in Cairns

Source: ABS, Herron Todd White Research

Natural population increase in Cairns (excess of 
births over deaths) normally accounts for a base 
population increase of around 1% growth per annum. 
With its long term average population growth of 
2.8% per annum considerably higher than the 1% per 
annum rate of natural increase, significant annual net 
migration inflows to Cairns are implied. Migration to 

Cairns has traditionally consisted of two elements:

• Economic migration consisting typically of 
young singles, young couples and young families 
relocating to Cairns for employment reasons, 
either through job transfer or for employment 
opportunity, and 

• Lifestyle migration consisting typically of older 
singles or couples (empty nesters) relocating to 
Cairns for lifestyle considerations, but still desirous 
of a vibrant economy in which to obtain work if 
needed.

The northern beaches are an excellent barometer 
of the number of people moving to Cairns. As a 
favoured location for people relocating to Cairns, 
when migration into Cairns is running strong, the 
northern beaches property market does likewise.

Property sale volumes in Cairns overall have been 
steadily reducing as a result of a general softening in 
demand from the lacklustre employment situation, 
the screws being tightened on investment loans, 
uncertainty over the future of negative gearing, 
and some buyer hesitancy in the market. These 
conditions have resulted in a general slowdown 
in house and unit sales and a more pronounced 
contraction in land sales over the past four quarters. 
House sales for the March quarter of 2016 were 
down 12.1% compared to the March quarter of 2015, 
while unit sales were down 9.4% and land sales down 

23.5% for the same period. The trend level of sales 
overall has reduced by 12.6% over the period from 
the March quarter of 2015 to the March quarter of 
2016.

Property Sales Volumes in Cairns

Source: Herron Todd White analysis of RP Data

The Cairns median house price has also softened in 
recent months, with the median house price trend 
coming in at $385,900 in April 2016. This is 3.1% 
lower than it was in April 2015. The median unit price 
trend came in at $222,100 in April 2016 to give a 1.6% 
increase since April 2015. Meanwhile the median land 
price trend drifted down to $200,800 in April 2016, 
8% lower than in April 2015, largely due to increasing 
proportions of southern corridor land sales in the 
mix.
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Adelaide
The Adelaide market is traditionally a bit slow in the 
winter months with house sale numbers down and 
agency activity diminished while we wait for the 
warmer spring months. This year we have had the 
federal election which anecdotally seems to have had 
some effect. In line with this market values in recent 
winter periods remain flat with little sign of growth. 
This is despite currently low and very attractive 
interest rates relative to the past decade. However 
with the reasonable prospect of limited interest rate 
rises and more likely a hold or reduction in rates 
there is still investor incentive. Unfortunately South 
Australia has been affected by a slump in confidence 
which has resulted from rising unemployment and 
predictions of that to continue as the closure of 
large scale vehicle manufacturing at GM Holden and 
associated industries starts to become a reality. 
There are also uncomfortable signs in the Iron 
Triangle towns of Port Augusta and particularly 
Whyalla where the steelworks and iron ore related 
industries are under intense pressure. On the 
brighter side of the ledger, defence projects on the 
horizon for Adelaide are likely to create employment 
in the coming few years and several infrastructure 
projects. 

Location and affordability continue to be the main 
drivers of the property market. Properties within five 
to ten kilometres of the CBD and along the coastal 

strip continue to see good interest when offered for 
sale. This coupled with limited supply ensures that 
prices in these locations remain relatively strong. For 
example the suburb of Colonel Light Gardens sees 
very good interest when properties come on to the 
market and there is a limited supply available. 

One of the most interesting markets at present is 
that of apartments, particularly within the CBD. 
Adelaide is following the trends of the eastern state 
capitals and accommodating construction of high 
rise apartments in the inner CBD and inner suburban 
transport corridors. Stamp duty concessions remain 
for off the plan apartments which will continue to 
encourage demand. There is a question surrounding 
potential oversupply, particularly in the CBD , 
although this is in our view mostly in the lower price 
brackets and for the investor market. If the number 
of projects coming on stream continues, it will 
probably cause a stagnation of apartment values 
in the short to medium term for certain projects. 
Until an equilibrium between supply and demand 
is established buyers need to accept the risks of 
investing in this market and make sure they are 
taking a long term view. This is our recommendation 
particularly in the CBD. 

The median apartment sale price in metropolitan 
Adelaide is in the mid $300,000 range and currently 
value growth is around 1% per annum which isn’t 
great or commensurate with rises over the past 

decade.

There are several high rise apartment projects 
underway in fringe locations and a growing number 
of smaller projects situated in specific urban corridor 
growth precincts. The development in the urban 
corridor zones is relatively new and while sales have 
occurred from developers there are no resales as this 
market is considered to be in its infancy. 

The apartment market in the inner city and inner 
western suburbs is expected to be supported by 
the imminent opening of the new Royal Adelaide 
Hospital. This facility moves from the north eastern 
city edge to the north western edge and it will follow 
that allied services will be attracted to the area in 
order to take advantage of the proximity to this 
significant activity hub. 

In summary the Adelaide property market remains 
stable with no widespread volatility. Certain sectors 
may need to be monitored but the market does not 
experience exaggerated fluctuation as a rule.

Mount Gambier
In recent years, the property market in Mount 
Gambier has been reasonably stagnant. So what 
does it need to improve? Well in our eyes there are 
two main drivers: employment and an increase in 
population. That being said, the local population 
is unlikely to increase without an increase in 
employment. The forestry sector is probably the 
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largest employer in the south east region with 
nearly 3,500 directly employed and more than 
9,000 people indirectly employed. This equates to 
around 35% of employment for the region.  The local 
newspaper, The Border Watch has recently reported 
that, “approximately 150 enterprises rely on the 
sector with around $581 million in wages flowing into 
the community.  In the last three years harvesting 
levels have doubled and a survey of local contractors 
indicated that the forest and harvesting and haulage 
industry will require more than 500 new employees 
by the end of 2017.”

What does this mean for the property market in the 
region? Well, this is positive news, not only for the 
general economy of the area but also the property 
market. For a number of years now, there has been 
uncertainty in the local economy and the property 
market. Positive news like this generates confidence 
in the region and encourages investment in the 
area. Basically, the upswing in the forestry sector is 
likely to increase demand for property, reduce the 
supply (currently an oversupply of property) and may 
increase property values in both the residential and 
commercial sectors in most price brackets.

These factors indicate that now could be a good time 
to invest not only in the Mount Gambier property 
market but the south-east of South Australia. 
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Population growth and employment opportunities 
are two key drivers of housing demand. Being an 
island state with a smaller population has many 
advantages such as a reputation for our pristine 
environment not to mention our ten minute commute 
to work but with regard to population growth our less 
porous state borders, comparative to other states, 
means slower population growth and subsequent 
housing demand. 

Some economic forecasters are predicting slow 
growth for Tasmania. Tasmania’s Department of 
Employment has projected employment growth of 
5.1% over the next four years to 2020. In line with 
Tasmania’s clean, green image and with the decline 
of traditional industries such as mining and forestry, 
the potential of Tassie’s tourism and food production 
sectors have been identified in more recent years 
as key areas of economic opportunity and is where 
a larger proportion of state economic development 
has been focused. These sectors are where the 
greatest growth in future employment opportunities 
is expected to occur. 

Residential construction demand is more than 20% 
down on the same time as last year however, any 
effect of the state government’s increase in the first 
home builder’s boost announced in the May budget 
would be yet to be felt.

Second home buyers or home owners who relocate 
to either a larger home, more well regarded suburb 
or closer to the city are currently the key driver in 
Tasmania’s residential property market.  

In all areas where sales volumes were strongest in 
this second home buyer bracket houses were the 
predominant property type transacted. Recent sales 
volumes show that the greatest number of sales 
within this market segment have occurred in the 
following suburbs across the state;

Southern Region
Kingston is located on the southern outskirts 
of Hobart in the fast growing municipality of 
Kingborough. While residents of Kingston have a 
longer commute to the city, it is a fast growing, well-
serviced suburb located between Hobart and the 
Huon Valley.  The median sale price based on recent 
sales in this suburb, for this sector was $379,000.  
For this price in Kingston you could expect to 
purchase an older style 160 square metre home on 
just under 700 square metres of land.  

Similar numbers of sales occurred in Howrah, a 
suburb located on the Derwent’s eastern shore which 
is a short commute to Hobart’s centre and is popular 
because of its proximity to the Derwent River. The 
median price for recent sales in Howrah in this range 
was just a tick under $390,000 for which you could 

expect to purchase an older style 137 square metre 
home on a block under 600 square metres.

Northern Region
Newstead is an established residential suburb of 
Launceston located approximately three and a half 
kilometres from Launceston’s centre and is popular 
with families due to its proximity to the city and its 
facilities. Of the recent Newstead sales in this market 
segment $355,000 was the median price for which 
a 105 square metre modern unit could be purchased. 
For a touch above this median price at $360,000 you 
could expect to purchase an older style, 139 square 
metre house on just over 600 square metres of land. 

North West Region
The Devonport region is the largest population 
centre in Tasmania’s north west and is located 
approximately 100 kilometres north-west of 
Launceston. The median price of recent sales within 
this second home market bracket was $353,000, 
for which you could expect to buy an older style, 190 
square metre house in Devonport on a block just 
under 800 square metres.
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Darwin
The three biggest economic drivers in the Northern 
Territory are tourism, mining and defence. 
These three sectors account for nearly half of 
the Territory’s economic output. In addition, the 
Territory’s Government also plays a significant role 
in local economic development. The Territory has a 
relatively high level of public sector spending with 
public administration and safety being the largest 
employer, making up 21% of total employment. All 
these economic drivers have a significant effect on 
the residential property market.

Darwin’s proximity to Asia makes it an important 
gateway for Australia, not just from a trade 
perspective but also a national security perspective. 
Darwin has proportionally more defence personnel 
than other cities and is home to approximately 
8% of permanent defence personnel according to 
Northern Territory Government’s Defence Strategy 
Report 2015. Hence, this has had a large impact on 
the residential property market across Darwin and 
Palmerston. The new subdivision of Muirhead in the 
northern suburbs is a master planned residential 
community of approximately 1,150 lots on a 167 
hectare site jointly developed by Defence Housing 
Australia (DHA) and INVESTA. DHA retained 40% of 
the land with the remaining 60% being sold to the 
public. This development has been very well received 

by the market and has also helped to ease the land 
supply in the northern suburbs.

Tourism is also a key industry and major contributor 
to the Northern Territory’s economy. It is estimated 
that approximately 8% of the Territory’s workforce 
is employed in the tourism industry either directly 
or indirectly. Most businesses in Darwin experience 
fluctuations which correspond with the season, 
divided by the dry and the wet. During the dry 
season, the city is flooded with interstate tourists 
and backpackers. Many property owners take the 
advantage to rent out their properties for short-
term stays during this period and the majority of 
them are fully furnished holiday rental apartments 
typically found in the Darwin CBD and the city fringe 
marina suburb of Cullen Bay. These properties are 
very popular amongst investors as they offer strong 
return and flexibility of being used as a holiday 
apartment or permanent accommodation. The lower 
exchange rates are expected to have a positive 
impact on the tourism industry, as it becomes more 
attractive to travel within the country for locals and 
also international holidaymakers to Australia. 

Darwin’s apartment market has experienced a roller-
coaster ride in recent years. After construction of 
the $34 billion INPEX LNG project began in 2012, 
increased supply of new accommodation is being 
experienced associated with this project, with more 

than 1,000 new apartments added to the Darwin’s 
CBD skyline. Property investors were enjoying some 
of the strongest rental yields on the leaseback 
agreement offered by a number of developments. 
However today, the winds have changed, as there 
are large amounts of unsold new and old inner city 
apartments experiencing extended selling periods 
and lower price points. This is largely attributed to 
the removal of the first home owner’s grant from 
existing properties and the winding down of the LNG 
project. Sales volumes and rents have slumped and 
vacancy rates continue to climb. 

There are a number of long standing issues plaguing 
the Territory in recent years. Despite having the 
highest rental yield of any capital city in the country, 
the Territory continues to struggle on many fronts 
including deficit net interstate migration, the lowest 
number of home ownership and the shortest average 
period of tenure in the country. High cost of living 
is one of the major causes for the transient change 
in population and this has had an adverse impact 
on the property market. The NT Government has 
recognised the severity of the problem and has 
since implemented a number of initiatives to ease 
housing cost pressures, increase housing choice 
and improve housing affordability. Real Housing for 
Growth is one of the housing assistance programs 
aimed at attracting and retaining people who work 
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in key service industries. Under the program, eligible 
key workers will be able to lease NT Government 
backed head leases at 30% below market rates. 
Other home owner incentive schemes including 
Home Build Access and Home Buyer Initiative were 
also introduced to provide more home ownership 
opportunities. More than 1,500 allotments were 
released in the new subdivisions of Zuccoli 
and Durack Heights. The scheme has not only 
encouraged the construction of new dwellings, but 
also helped to spur job growth in construction trades.

Apart from housing schemes 
available to first home owners, the 
recently announced $20 million 
Home Improvement Scheme in 
the NT Budget is a double boost 
to local tradies and existing 
homeowners.
This scheme helps to stimulate the home 
improvement and maintenance industries especially 
at a time when the economy is moving towards 
a slower growth phase.  Home owners are able 
to obtain up to a $2,000 voucher to do minor 
improvements, repairs and upgrades to their homes. 

The current weakened property market and historic 
low interest rates present buying opportunities for 
first home buyers. Coupled with recent changes in 
Government grants on existing properties, there 
could be no better time to get onto the property 
ladder or perhaps even considering making the 
Northern Territory a long-term home.
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Perth
The boom of 2011 to 2013 was created by a 
significant undersupply of housing stock as a result 
of many consecutive years of positive net migration 
associated with the peak of the construction phase 
in the resource industry. Perth has witnessed 
such a cycle several times over the past decade 
however the reality is that there is no sign that such 
a significant increase in demand will be instigated 
by the resources industry any time soon (if ever). 
Anyone waiting for such a silver bullet is likely to be 
disappointed, and the market is taking time to adjust 
to the new norm – unstimulated market conditions. 

Essentially the market is currently stimulated by 
personal circumstances rather than any particular 
industry. The significant bulk of workforce reductions 
which were expected post the resource industry 
construction boom have occurred (more to occur late 
in 2016 and through 2017), however net migration 
is currently very low – countering the effect of 
this potential unemployment. Western Australia’s 
population did increase in 2015, but by only 31,000 
people which is less than the number of births 
recorded that year. Hence we haven’t seen any 
significant or rapid decline in the market – it has 
slowly occurred over the previous 18 months. 

The Perth residential property market continues 
to adjust, however it remains a very patchy and 
segmented market. Published statistics make it 

appear that the market is relatively stable and can be 
quite confusing.

The number of properties on the market has been 
bouncing between 13,500 and 16,000 for almost 12 
months with the most recent low of 8,200 a distant 
three years ago. Over that same period of time, the 
average number of days required to sell a property 
has increased from 49 to 66 days at present. 
However, it has taken a lot longer for this increase in 
supply and decline in demand to affect the median 
sale price, which has only changed from $525,000 in 
March 2013 to $551,500 in December 2014 and sits at 
$530,000 at present. The volume of sales occurring 
has stabilised and currently sits at around 500 per 
week – equivalent to the activity seen 12 months ago. 
As such, we would have expected that the median 
sale price would be lower than where it currently sits. 

Now statistics will often tell one story, but anecdotal 
evidence from our valuers on the ground often put 
a different twist on these statistics and assist our 
understanding of what is really going on. 

Chiefly, the market is being affected by several 
different segments which are counteracting each 
other – clouding the relevance of published statistics. 
The market remains over supplied with no real 
stimulus in sight. Mortgagee activity appears to be 
increasing. The rental vacancy rate continues to 
increase. 

While media reports indicate that 45% of all 
transactions were to first home buyers in the March 
quarter, this activity is sporadic. For example, 
Brookdale, with a median sale price of $340,000 has 
seen sales activity reduce from 61 in 2015 to 30 so far 
in 2016. Similarly, Langford with a median sale price 
of $422,000 recorded 97 sales in 2015, with only 53 
recorded so far in 2016. 

It is true that many other 
traditional first home buyer 
suburbs have experienced an 
increase in activity, however so 
have many prestige suburbs, and 
it all comes down to the fact that 
many of the fundamentals about 
“when do I buy” remain sound.
Many employment sectors remain stable and money 
is relatively cheap in comparison to similar stages of 
previous market cycles, hence it’s a good opportunity 
for the upgrade market if they have job security. 
Premium areas such as Cottesloe, Nedlands, Dalkeith, 
Mount Pleasant and Applecross are all experiencing 
uplifts in sales volumes, particularly in the sub 
$2.5 million range. Cottesloe for example achieved 
105 recorded sales in 2015, however has already 
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recorded 99 sales in 2016. Similarly, Applecross 
achieved 109 sales in 2015, with 92 recorded so far 
in 2016. This activity is effectively balancing out the 
median sale price and makes the median sale price 
appear more stable than it may actually be – and it 
only takes stimulus or caution in either end of the 
market to tip the scales. 

The market generally remains 
cautious with buyers taking longer 
to make their decisions and lining 
up their finances more securely 
before making a buying decision. 
For instance, there is a higher incidence of stacked 
sales – offers conditional upon the buyer selling 
their property first and then accepting an offer on 
their property which is conditional on that buyer 
selling their property and so on. It’s a delicate stack 
of cards, however we are often seeing the individual 
sellers working together to ensure the stack doesn’t 
fall over. Post contract variations of $50,000 by the 
first seller in the line are not unheard of to ensure 
that the trailing deals can proceed. 

Development sites that were the bees knees for 
mum and dad investors, self managed super funds 
and the like only three years ago have tanked, and 
in many instances there simply is no premium being 

paid for the underlying development potential. 
There is minimal demand, and prices have adjusted 
significantly – down by 25% in some instances 
through the City of Belmont. The story is similar for 
inner city apartments, which have been affected by a 
flood of product on the market, a significant decline 
in rental demand and a vacancy rate that continues 
to increase. Several proposed developments have 
minimal chance of proceeding to construction, with 
many new units re-selling below the contracted price. 
We are hearing many stories of fall over rates as high 
as 30% which are also not unheard of in the vacant 
land market. 

All in all, there is no immediate driver to stimulate 
demand and given the state of Western Australia’s 
finances, we would not expect any increase in 
stimulus any time soon. Is the market right to be 
cautious? Yes, particularly dependent on your 
employment sector. Are there good opportunities 
to buy at the moment? Definitely. There are plenty 
of very good opportunities to upgrade into more 
desirable suburbs or pick up smaller development 
potential sites without paying a premium for the 
development potential. 

What will spark the market? Not sure, but we 
do believe that the confidence of the individual 
consumer is the key. If there is a significant portion 
of the population comfortable with their employment 
situation, have been paying down debt/increasing 

savings account balances and are confident of their 
situation, we should see an uplift in activity in the 
short to medium term as the bargain hunters come 
to the fore. Failing this, we would assume that this 
stage of the cycle is likely to continue for the better 
part of 2017. 

South West WA
The South West is the fastest growing region in 
Western Australia. As the rest of the state is slowing 
in population growth the South West is continuing to 
grow and expand. 

So what are the drivers of the market in the South 
West? The region is a very desirable place to live 
as it boasts amazing beaches, surf, a good climate, 
a relaxed lifestyle and world renowned wineries. 
Because of these characteristics people want to 
live in the region. The demographics of the people 
moving into the locality range from young adults 
who love the beaches and work in hospitality, young 
families who want their children to experience a 
relaxed, outdoor upbringing and of course the baby 
boomers who have reached or are getting close to 
retirement and want to live out the golden years 
away from the frenetic pace of Perth.

The increasing population has helped the property 
market. The Perth market has been weak for 
approximately 24 months and values have been 
declining because of a slow down in the state’s 
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resource sector, causing significant job losses and 
general economic uncertainty. The South West 
has traditionally followed the highs and the lows 
of the metropolitan market, however for the first 
18 months the region has been resilient and values 
have remained stable. It has only been in the past six 
months that the market has started to weaken but 
nowhere near the reduction in values that occurred 
in the Perth market. The strong population growth 
has been a reason for this resilience.

Another driver of the South West market is the 
tourism industry. With the Australian dollar 
weakening over the past couple of years we 
have seen significant numbers of interstate and 
international tourists visiting the region. These 
numbers have increased considerably in recent times 
which have also helped underpin the overall local 
economy. The upcoming expansion of the Busselton 
Airport to interstate and potentially international 
standard should also increase the number of tourists 
visiting the region.

Therefore on the back of an increasing population 
and a strong tourism industry the South West 
continues to be driven forward, making the long term 
future of the region look promising and exciting.
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Overview
The continuing question of what return a rural 
property can demonstrate has been the source 
of many discussions between valuers, investment 
managers and accountants involved in financial 
modelling of rural assets. The Australian Farm 
Institute has for its winter edition sought to 
investigate this question and I was fortunate enough 
to be asked to contribute to the discussion.

For those interested in reading the five articles 
from industry and educational institutions, go to 
the website www.farminstitute.org.au and you can 
subscribe to the journal. The process of writing this 
article was good in that it really challenged me to 
look nationally for information and data to see where 
the value relationship to land and returns sits based 
on settled sales over many years. Buyer motivation, 
data access and credibility, commodity and seasonal 
fluctuations are among the variables that influence 
a decision about how much someone will pay for an 
asset. So while a complex calculation can be built, 
I asked my research guy Rick, if he could simply 
overlay the Eastern Young Cattle Indicator (EYCI) 
and Queensland Cow Market Indicator (QCMI) across 
the Queensland Grazing Property Index (QGPI) as 
reported annually by Herron Todd White and see 
what came up.

The result is per the graphic below and it reveals a 
very interesting story.

EYCI and QCMI with the QGPI for settled ales over 
2,000 hectares.

Source: Herron Todd White and RP Data

For the period 1997 to 2004 the result reflected that 
the land values moved in line with, but six months 
behind the underlying commodity movements with a 
high conviction. 

From 2004 to 2009 however the value of rural 
land growth to the peak of the market in 2009 was 
significant with values increasing 62% on the median 
price in the five years, the ECYI decreasing 15.5% and 
the QCMI decreasing 10.6%. In other words the driver 
of land value was not reflective of the commodity 
return. This disconnect was also highlighted in the 
QRAA Rural debt surveys in 2009 and 2011.

From 2009 to 2013 the conviction between the land 
value and commodity return come back into relative 
alignment, but largely because of the fall in values 
not the rise in commodity prices.

2014 and 2015 then show the impact of the 
significant shift in the beef pricing and subsequent 
impact on land values. The rate of growth in the 
curve for the EYCI and QCMI is as sharp as at any 
point in the past 20 years which is no surprise 
for those in the industry. The jump in land values 
however is possibly more of a surprise.

So the question then moving forward for all 
stakeholders is what is the sustainability of the 
commodity market pricing relative to current sale 
yard, processor grids and live export pricing? There 
are potential risks out there (Indian frozen buffalo, 
Brazil exports etc) that could place a cap on prices 
and possibly see a reduction in the market place. 
If this were to occur, the logical view would be that 
the land values if still following the lag period would 
adjust accordingly or at least flatten out.

I have recently presented to a few banks and 
corporate clients and commented that the rapid 
rise in values in some sense has actually in my mind 
brought time forward. Where we thought the values 
may get to in say 2018 have been achieved in 2015 
and 2016. The shift has been good for vendors and 
agents are reporting across the country that it is 
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harder to find or list assets relative to the demand 
currently. Does the market settle a bit to draw breath 
or does demand see another level of value shift in 
land? Only time will tell. 

Conclusion: Forecasting the land value movements 
based on the commodity price overlay which has a 
six month lag may be a good guide to looking at least 
into the short term land market values. This assumes 
the conviction between the commodity outlook and 
the land values remains high.  Of course valuers are 
not there to forecast or predict the future. They deal 
with settled sales evidence in a consistent manner 
of analysis so that our clients have a consistent 
reference for the conclusions drawn.

Contact:
Tim Lane Ph: 07 3319 4403
National Director - Rural

Southern Queensland
As we roll into a new financial year there is no doubt 
the rural market is in a much better space than where 
it was 12 months earlier. The economic fiscal factors 
have played an important part, but the main driver is 
considered to be the strengthening in cattle prices. 
Over the past 12 months returns have significantly 
increased. For the July period we have seen an 18% 
increase in the Eastern Cattle Market Index, which 
presently sits around 663 cents. The big question 
many producers are asking is ‘where to from here’? 

The national herd has reduced significantly due 
to the recent drought. Producers are now selling 
what they can on the back of strong prices needing 
to improve the balance sheet after what has been 
testing times for the past four years, if not for the 
past decade. Meat and Livestock Australia has 
predicted cattle numbers will continue to fall below 
circa 26 million head, which will take Australia back 
to the lowest national herd since 1993. So what is the 
end game from here? From all reports it’s looking 
pretty positive for the beef industry over the medium 
term. How this translates to property values really 
should be a separate discussion however some 
parties believe there is a direct correlation in values 
relative to profitability. From a valuer’s perspective 
“if only it was that simple”. 

The majority of recent transactions observed in 
south east Queensland are between established 
families and in particular adjoining or near 
neighbours. In these cases we are seeing premiums 
of between 5% and 15% above what is considered 
the wider market. Rightly or wrongly one would 
suggest these premiums are justified given they 
provide economies of scale. In the Condamine district 
alone we have recently seen three farming holdings 
selling to adjoining or near neighbours, where 
premiums of up to 15% have been paid. In the case of 
farming country this can somewhat be more easily 
justified given there is no need to acquire separate 

costly farming machinery or alternatively associated 
costs and or difficulties in transporting equipment 
between farms. 

The market north of Wandoan continues to remain 
strong. It’s one particular sector of the market that if 
not already, has now surpassed value levels not seen 
since the peaks of 2008. Recent pending evidence 
includes that of Coolibah a 2,800.18 hectare holding 
comprising mostly elevated softwood scrub country 
developed to about 1,620 hectares of established 
Leucaena. The property passed in at auction in May 
this year and consequently sold to another party. An 
analysis of the pending sale reflected circa $7,700 
per Adult Equivalent ex-structures being a leading 
market indicator. On the Inner Down the corporate 
sector has recently acquired two farming holdings 
west of Dalby, being: 

• Mamabaa a 437.6 hectare dryland holding on the 
Dalby-Kogan Road. The property was purchased 
by Warakirri Asset Management in late April for 
$4,912 per hectare. 

• To the north via Macalister, Calmyle a 965.83ha 
holding having ground water licence and 780 
megalitre ring tank storage, fully developed to 
farming and improve with three dwelling plus farm 
buildings sold to One Tree Agriculture in May for 
$5.6 million reflecting $5,798 per hectare.    
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Overall the wider market throughout Southern 
Queensland is seeing an increased number of 
transactions. Pending a good winter crop, which is 
looking patchy in some areas, but also continued 
strong beef prices the demand for properties is likely 
to further improve. 

Contact:
Stephen Cameron Ph: 0438 180 278

Central Queensland
What’s Next for the Central West?

The past month has seen a swing to more positive 
seasonal conditions across most of central 
Queensland, particularly for those central western 
areas around Winton, Longreach and Barcaldine 
which have been crippled by severe drought in 
recent years. There have been some impressive 
rainfall totals up to 200mm in some of these areas. 
The response in these areas will be slow given the 
cooler conditions, however with the seasonal outlook 
expected to be wetter than average, any additional 
rainfall from here on will surely do good. 

The impact of this unseasonal, and in some cases 
record, rainfall on the property market in these areas 
remains to be seen. We have taken the liberty of 
speculating on one scenario which may play out over 
the next six to 12 months. What we do know:

• Currently extremely low stock numbers, with many 
places entirely destocked;

• Large parts of Queensland have now had well 
above average rainfall through the winter months, 
which could lead to exceptional pasture growth 
through the wet season (assuming average rainfall 
is received);

• Record high stock prices;
• Many producers are carrying high debt levels.

These factors essentially leave many landholders 
stuck between a rock and a hard place, whereby they 
will have an abundance of feed and not many mouths 
to eat it. Here are a few of the more likely options for 
these producers:

1. Buy back in at record prices;
This will not be an option for many landholders who 
have already exhausted their borrowing capacity. 

2. Generate cash flow from agistment or leasing;
Given the low national herd numbers, and potential 
abundance of available agistment/leasing options, 
we could see supply begin to outpace demand which 
may place downward pressure on agistment rates; 

Properties with second grade improvements 
(fencing, waters and stock handling facilities), or 
in isolated areas with poor access, may struggle to 
attract tenants;  

3. Utilization of non traditional funding options
We expect to see an increase in the uptake of non 
traditional funding arrangements through the likes 
of Stock Co who take security over the stock as 
opposed to the land assets, which can put hooves on 
the ground without having to increase existing bank 
debt levels, but essentially this is still more debt to 
service. 

Bringing in an equity partner may also be an option, 
however this comes with complexities which may be 
difficult to navigate for the average producer.

4. Do nothing – wait for stock prices to come down;
This is not a likely option as many producers have 
already incurred limited, if any, income in recent 
years. The prospect of holding out for any longer is 
not an attractive one in most cases. 

5. Sell into the grass market and exit the asset
This action may ultimately be the best/only option for 
some producers who may not see any of the above 
options as a viable long term solution.

In summary, we do believe there will be an increase 
in the supply of property for sale throughout 
these Central Western areas over the next six to 12 
months, especially for second grade assets which 
may struggle to attract agistment/leasing tenants to 
provide an immediate income stream. Furthermore 
a combination of the above options could be the 
answer for some parties.  
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Central Queensland Market Activity
There has been moderate market activity over the 
past month. Agents are reporting strong buyer 
interest, but are finding there is a lack in the supply 
of suitable assets. At this point there does not appear 
to be any discrimination across asset classes, with 
available buyers chasing a cross section of assets 
including small and large scale holdings, suited to 
breeding and fattening.

Recent sales are showing beast area values are 
strengthening with top quality scrub fattening 
country (particularly throughout the Banana and 
Central Highlands Shires) now generally trading 
within a range of $1,850/Ha to $2,500/Ha and 
$4,500/AE to $5,000/AE. Fair quality forest breeder 
type country trading from $1,100/Ha to $1,500/Ha 
and $3,500/AE to $4,250/AE. Recent sales which 
support these value bench marks include:

1. Dourialla (Arcadia Valley) – $8 million at $2,438 per 
hectare and $5,000 per Adult Equivalent

2. Inverness (Blackall) – $13.925 million at $619 per 
hectare and $3,979 per Adult Equivalent 

3. North Hampton (Blackall) – $13.59 million at $605 
per hectare and $4,115 per Adult Equivalent

Note: The analysed dollar per hectare and dollar 
per Adult Equivalent rates shown above are on an 
improved basis (including structural improvements).

We are also aware of a number of properties that are 
currently under contract across Central Queensland 
which are further supporting the rates shown above. 

Contact:
Michael Chaplain Ph: 0400 968 952

Mackay
Consolidation of cane farming aggregations 
continues through 2016 with plenty of activity 
around the Mirani, Mia Mia and Marian districts in the 
Pioneer Valley. Cane growers apparently buoyed by 
rising sugar prices are buying adjoining and adjacent 
farming lands to boost productivity. 

A major sale has been reported on the Pioneer 
River south of Mirani at $2.5 million which is one 
of the larger transactions in recent years. A large 
aggregation at Mia Mia is reportedly in the advanced 
stages of negotiation. A smaller additional area east 
of Mirani is under contract and a small 56.4 hectare 
farm south of Marian was sold in April this year at 
$725,000 to show $12,580 per hectare for irrigated 
cane land.

This has been one of the brightest moments in the 
market for quite some time. Value levels appear to 
be fully firm. We expect that there may be some 
upswing in cane land values should this sudden surge 
in demand continue. Once again seasonal influences 
may be tempering enthusiasm with wet conditions 
interrupting the crushing season and causing 

productivity losses at the date of writing.

Contact:
Greg Williams Ph: 0428 721 636

Echuca
Typically quiet at this time of year, most are 
enjoying the wet seasonal conditions with improved 
outlooks for irrigation allocations in the current 
season. Despite challenges confronting the dairy 
industry there have been several recent sales 
(though several were negotiated prior to the price 
fall announcements). Nevertheless most agents are 
reporting reasonable demand across most market 
segments with good levels of enquiry and multiple 
transactions. Most of the demand appears to be for 
transactions to neighbours for irrigation and dryland 
holdings.

Contact:
David Leeds Ph: 0418 594 416

Mildura
The new water season has opened positively and has 
been further boosted by good rainfall (and snowfall) 
across the northern Victorian and southern NSW 
catchments over recent weeks, which has increased 
inflows to all Murray Valley storages. 

As at 19 July 2016, the New South Wales Murray High 
Security allocation is at 97% and General Security 
at 4%. Victorian Murray River High Reliability Water 
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Share allocations are sitting at 24% and South 
Australian Murray River irrigators have a 57% 
allocation. 

The total active Murray Darling Basin Authority 
storage is at 43% slightly down from the 48% at the 
same time in 2015.

Current permanent water values are as follows:

• NSW Murray High Security – $3,150 to $3,300 per 
Megalitre;

• Victorian High Reliability (Zone 7) – $2,900 to 
$3,000 per Megalitre.  

• South Australian Irrigation Entitlement – $2,950 to 
$3,150 per megalitre.

The temporary water allocation leasing market 
is presently trading at around $180 to $190 per 
Megalitre in Victoria and South Australia, and 
between $165 and $175 per Megalitre in NSW, which 
is down from levels we saw during the past water 
year, reflecting the expectation that storage in flow 
will be higher this year.

Some positive news for the outlook of the wine grape 
industry in this region is the recently released data 
from the Murray Valley Wine Growers recording a 
slight increase in returns for growers from previous 
depressed levels. Overall production fell in the 
region by around 48,000 tonnes in the 2016 crush 
compared to the 2015 vintage, however on the 

positive side was that prices paid across all varieties 
rose by 8% with growers receiving an average 
price of $312/tonne. A notable increase was for the 
Chardonnay variety which rose 27% from previous 
levels to $283 per tonne. Other notable increases 
were for Cabernet Sauvignon (12% rise), Shiraz (11%), 
Colombard (10%), and Merlot and Sauvignon Blanc 
(9%). The only main variety to show a fall in value 
was for Pinot Gris which fell 8% to $485/tonne which 
is still well above all other varieties mentions above. 

The story is similar for the South Australia Riverland 
region in 2016 noting an increased overall crush was 
recorded being the highest recorded since 2006. The 
total value of all grapes increased 10%, reflecting 
an increase in the overall average price paid from 
$283 per tonne to $310 per tonne. The average price 
increases were similar the Murray Valley levels. 

Wine Australia also reports that export sales have 
recorded the strongest growth in average value for 
nearly 20 years with a reported increase of 11% in 
value to $2.11 billion. They further report that China 
is now close behind the USA as Australia’s most 
valuable wine market. Exports to mainland China 
rose by 50%, in value terms, to $419 million for the 
financial year to June 30. The free trade agreement 
is cited as a major contributing factor in the rise, 
along with the growth of the Chinese middle class 
interest in wine.  Exports to the USA rose 8% to 
$449 million over the same period.

While this is all very positive news, the fact remains 
that the current prices paid to growers barely cover 
production costs and prices need to keep improving 
if growers are to remain in the industry. 

A significant area of vines have been removed during 
2016, with examples including the 900 hectare Del 
Rios vineyard at Kenley, which is being redeveloped 
by new owners to almonds, and the 200 hectares of 
wine grapes on the Advinco Vineyard at Nangiloc, 
which is being redeveloped to dried fruit varieties.

It appears that the wine companies have now realised 
that their production base is at risk of being lost, 
and are now trying to shore up supply for the 2017 
vintage.  Presumably it will take higher prices to 
arrests the decline. There have been some significant 
rural sales negotiated in recent weeks which we will 
go into further in next month’s edition. Sales include 
wine grape, almond and dried fruit holdings in the 
Sunraysia and Riverland regions.

Contact:
Shane Noonan Ph: 03 5021 0455

NSW North Coast
The NSW north coast sugar cane harvest for 2016 
is underway with an estimate of around 2,200,000 
tonnes of sugar cane for the 2016 season. Condong 
Sugar Mill is toll crushing the two year old part of 
the Rocky Point (Queensland) crop as the third party 
owned co-generation boiler is not operational at 
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present. Worrying times for the Rocky Point growers 
that have locked in forward supply sugar contracts 
on a rising world sugar market as well as many of 
these growers needing to cut cane so that they have 
trash for their sugar cane mulch businesses that 
supply Gold Coast and Brisbane landscaping markets. 
World sugar prices have firmed in 2016 and currently 
are around 19.3 cents per pound US. NSW growers 
have a forecast price of about $33 per tonne of sugar 
cane for the 2016 season. Despite rising world sugar 
prices intense domestic sugar pricing continues. As a 
result of this Manildra Harwood Sugars has exported 
sugar to Japan in a bid to improve grower prices. 

The macadamia harvest continues. Macadamia farms 
on the flood free red basalt plateaus during the past 
12 months have mostly been sold in the broad range 
of $40,000 to $80,000 per macadamia tree planted 
hectare. Flood plain sugar cane farms have mostly 
sold in the broad range of $5,000 to $20,000 per 
sugar cane cultivated hectare. This flood plain  land is 
attracting interest from macadamia farmers seeking 
to expand. This is a serious concern for the sugar 
mills as throughput is needed for viability.

Mixed grazing and cropping farms have some viable 
options at present. Cattle prices are strong and the 
cropping options of the traditional crops of soya 
beans and corn are solid if not spectacular. Currently 
there is increased interest in supplying high moisture 
corn (25% to 35 % moisture) to the Whyalla feedlot 

at Texas in Queensland. Anecdotal reports indicate 
demand for 50,000 tonnes per annum. The 2016 
price is understood to be broadly around $250 per 
tonne on farm. Potential yields of 12.5 tonnes per 
hectare are attractive for industry participants.

A Clarence Valley grazing property near the junction 
of the Mann River and the Clarence River has 
reportedly sold for $1.98 million. This 1969.2 hectare 
property indicates overall $1,005 per hectare, 
$4,950 per stated breeding cow or $3,300 per adult 
equivalent.

Contact:
Paul O’Keefe Ph: 02 6621 8933
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Disclaimer
This publication presents a generalised overview regarding the state of Australian 
property markets, using property market risk-ranking scales. It is not a guide to 
individual property assessments, and should not be relied upon. 

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

Month in Review
August 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 Balanced market Balanced market 

Rental Vacancy Trend Steady Steady Increasing Steady Increasing Steady Steady Steady 

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

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

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

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Almost never Occasionally Occasionally Occasionally Occasionally Almost never Almost never Occasionally 

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

Month in Review
August 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 

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 

Over-supply of 
available property 
relative to demand 

Rental Vacancy Trend Steady Increasing Increasing Steady Increasing Steady Increasing Steady 

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

Trend in New Unit Construction Steady Steady Declining Increasing Declining 
significantly 

Declining Declining Increasing 

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

Stage of Property Cycle Approaching peak 
of market 

Peak of market Starting to decline Start of recovery Declining market Start of recovery Declining market Bottom of market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Occasionally Occasionally Occasionally Almost never Occasionally 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 – Retail

Month in Review
August 2016

 

Capital City Property Market Indicators – Retail 

Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

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

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Rental Vacancy Trend Steady Increasing Steady Steady Increasing Steady Increasing Steady 

Rental Rate Trend Stable Declining Stable Stable Declining Declining Declining Stable 

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

Stage of Property Cycle Rising market Approaching peak 
of 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 Flat Flat Contraction Contraction Flat Flat 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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New South Wales Property Market Indicators – Houses

Month in Review
August 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 Bathurst Orange Tamworth 

Rental Vacancy Situation Balanced 
market 

Shortage of 
available 
property 
relative to 
demand - 
Balanced 
market 

Balanced 
market 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

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

Steady Steady Steady Steady 

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

Trend in New House 
Construction 

Steady Steady Increasing Declining - 
Steady 

Steady Declining Steady Steady Steady Steady Steady 

Volume of House Sales  Steady Steady Steady Increasing - 
Steady 

Steady Steady Steady Steady Increasing Increasing Steady 

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

Rising market Approaching 
peak of market 

Peak of market Approaching 
peak of market 

Rising market Rising market Rising market Bottom of 
market 

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Occasionally Frequently Almost never Frequently Occasionally Occasionally Occasionally - 
Frequently 

Almost never Occasionally Occasionally Occasionally 

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

Month in Review
August 2016

 
 

New South Wales Property Market Indicators - Units 

Factor Canberra 
Central 
Coast 

Coffs 
Harbour 

Far North 
NSW 

Mid North 
Coast Newcastle 

South East 
NSW Sydney Bathurst Orange Tamworth 

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 

Balanced 
market 

Balanced 
market 

Balanced 
market 

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

Steady Steady Steady Steady 

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

Trend in New Unit Construction Increasing Steady Increasing Declining - 
Steady 

Steady Declining Steady Steady Steady Steady Steady 

Volume of Unit Sales  Steady Increasing Steady Steady - 
Declining 

Steady Steady Steady Steady Increasing Increasing Steady 

Stage of Property Cycle Bottom of 
market 

Peak of market Approaching 
peak of market 

Rising market Approaching 
peak of market 

Peak of market Approaching 
peak of market 

Approaching 
peak of market 

Rising market Rising market Bottom of 
market 

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Frequently Occasionally Occasionally Frequently Almost never Occasionally Occasionally - 
Frequently 

Occasionally Occasionally Occasionally Occasionally 

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

Month in Review
August 2016

 

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 Tamworth 

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

Rental Vacancy Trend Steady Tightening Steady Steady - 
Increasing 

Steady Steady Steady Steady Steady 

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

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

Steady 

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

Rising market Rising market Start of recovery 

Local Economic Situation Steady growth - 
Flat 

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

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

Significant Significant Significant Significant Small Significant Significant Significant Significant 

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

Month in Review
August 2016

Victorian and Tasmanian Property Market Indicators – Houses 

Factor Ballarat Echuca Gippsland Melbourne Mildura Warrnambool 
Burnie/ 

Devonport Hobart Launceston 

Rental Vacancy Situation 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 Increasing Increasing Steady Steady Steady Steady Steady Steady Steady 

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

Trend in New House 
Construction 

Steady Steady Declining Declining - Steady Steady Steady Declining Declining Declining 

Volume of House Sales  Steady Steady Steady Increasing - 
Steady 

Steady Steady Steady Steady Steady 

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

Are New Properties Sold at 
Prices Exceeding Their 
Potential Resale Value 

Occasionally Occasionally Occasionally Occasionally Almost never Almost never 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
August 2016

Victorian and Tasmanian Property Market Indicators – Units 

Factor Ballarat Echuca Gippsland Melbourne Mildura Warrnambool Burnie/ 
Devonport 

Hobart Launceston 

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

Over-supply of 
available property 
relative to demand 

Balanced market Balanced market Balanced market Balanced market Balanced market 

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

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

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

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

Stage of Property Cycle Approaching peak 
of market 

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

Occasionally Almost never Occasionally Occasionally Almost never 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
August 2016

Victorian and Tasmanian Property Market Indicators – Retail 

Factor Ballarat Echuca Gippsland Melbourne Mildura 
Burnie/ 

Devonport Hobart Launceston 

Rental Vacancy Situation 
 

Balanced market 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 

Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Rental Vacancy Trend 
 

Tightening Steady Steady Increasing Steady Steady Steady Steady 

Rental Rate Trend 
 

Stable Stable Stable Declining Stable Declining Declining Declining 

Volume of Property Sales 
 

Steady Steady Declining Steady Steady Steady Steady Steady 

Stage of Property Cycle 
 

Rising market Rising market Declining market Approaching peak of 
market 

Start of recovery Bottom of market Bottom of market Bottom of market 

Local Economic Situation 
 

Steady growth Steady growth Flat Flat Flat Flat Flat Flat 

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

Significant Significant Small Significant Significant Significant Significant Significant 

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

Month in Review
August 2016

Queensland Property Market Indicators – Houses 

Factor Cairns Towns-
ville 

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 

Over-supply of 
available 
property relative 
to demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Rental Vacancy Trend Tightenin
g 

Steady 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 Fair Fair Strong Fair 

Trend in New House 
Construction 

Declining Steady Steady Declining 
- Steady 

Declining Declining 
significantly 

Declining Steady Increasin
g 

Increasing Increasing 
strongly 

Increasin
g 

Increasing Steady - 
Increasing 

Volume of House Sales  Declining Steady - 
Declining 

Steady Steady Declining Steady Steady Steady Increasin
g 

Increasing Steady Steady Steady Declining 

Stage of Property Cycle Rising 
market 

Bottom of 
market 

Start of 
recovery 

Approachi
ng bottom 
of market 

Approaching 
bottom of 
market 

Approachin
g bottom of 
market 

Approachin
g bottom of 
market 

Bottom of 
market 

Start of 
recovery 

Rising 
market 

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 

Frequently 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
August 2016

Queensland Property Market Indicators - Units 

Factor Cairns 
Towns-

ville 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 

Large over-
supply of 
available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-
supply of 
available 
property 
relative to 
demand 

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 Steady Steady - 
Increasin
g 

Increasing Steady Increasing Steady Steady Steady Increasing Increasin
g 

Steady Increasing 

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

Fair Soft Fair Soft Fair 

Trend in New Unit 
Construction 

Declining Declining Declining 
significantly 

Declining 
- Steady 

Steady Declining 
significantly 

Declining Steady Steady Increasing Declining Increasin
g 

Increasing Steady 

Volume of Unit Sales  Declining Steady - 
Declining 

Steady Declining Declining Declining Steady Steady Increasing - 
Steady 

Increasing Declining Declining Steady Declining 

Stage of Property Cycle Start of 
recovery 

Bottom of 
market 

Bottom of 
market 

Approachi
ng bottom 
of market 

Approaching 
bottom of 
market 

Approachin
g bottom of 
market 

Declining 
market 

Bottom of 
market 

Start of 
recovery 

Rising 
market 

Starting to 
decline 

Approachi
ng peak 
of market 

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 

Almost never 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
August 2016

Queensland Property Market Indicators – Retail 
Factor Cairns Townsville Mackay Rockhampton Gladstone Emerald Wide 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 

Over-supply of 
available 
property 
relative to 
demand 

Balanced 
market 

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 - 
Increasing 

Steady Steady Tightening - 
Steady 

Steady Tightening Increasing 

Rental Rate Trend Stable Declining - 
Stable 

Declining Stable Declining - 
Stable 

Stable Stable Stable - 
Increasing 

Stable Stable Increasing 

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

Steady Increasing - 
Steady 

Increasing 

Stage of Property Cycle Start of 
recovery 

Bottom of 
market 

Approaching 
bottom of 
market 

Approaching 
bottom of market 

Approaching 
bottom of 
market 

Declining 
market 

Bottom of 
market 

Start of 
recovery 

Approaching 
peak of market 

Approaching 
peak of market 

Rising market 

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

Flat Steady growth Contraction 

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

Small Significant Significant - 
Large 

Small Small Small Large Small - 
Significant 

Large Small 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
August 2016

SA, NT and WA Property Market Indicators - Houses 

Factor Adelaide Adelaide 
Hills 

Barossa 
Valley 

Iron Triangle Mount 
Gambier 

Alice Springs Darwin Perth South West 
WA 

Rental Vacancy Situation Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced market Over-supply of 
available property 
relative to 
demand 

Balanced 
market 

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

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

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

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

Stage of Property Cycle Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Start of 
recovery 

Declining 
market 

Declining market Declining market Starting to 
decline 

Are New Properties Sold at Prices Exceeding 
Their Potential Resale Value 

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

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

Month in Review
August 2016

SA, NT and WA Property Market Indicators – Units 
 

Factor Adelaide 
Adelaide 

Hills 
Barossa 
Valley 

Iron 
Triangle 

Mount 
Gambier 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 

Balanced market Balanced 
market 

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 Steady 

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

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

Steady 

Volume of Unit Sales  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 

Start of recovery Declining 
market 

Declining 
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 

 
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
August 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 Steady Steady Steady Steady Steady Increasing Increasing Increasing Steady 

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

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

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 

Declining market Approaching 
bottom of market 

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


