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PROPERTY+SMSF-RISK=?
We’ve got you covered.

10%  

DISCOUNT 
on fees if ordered before 

10 June 2017

That’s because Herron Todd White has been 
providing property valuations to Australian 
property owners including those who have 
a self-managed super fund (SMSF) for 
over 48 years. Property owners who use 
assessments from people without adequate 
qualifications may risk adverse outcomes 
in an audit event and may be liable for 
penalties. 

Our property experts know all about 
the federal government’s changes to 
superannuation which will come into effect 
from 1 July 2017. 

We can help you with these new changes 
by working together with you or your 
superannuation advisor to determine the 
best way to manage the impact of your 
property assets to ultimately meet your 
strategic objectives.

Our full reports meet ATO guidelines 
and we can also provide rental and tax 
depreciation assessments as part of our 
broad range of services. 

But don’t leave it to late. Having your 
strategy in place by 30 June is critical.

Contact us on 1300 880 489 or
smsf@htw.com.au for more information



4

A discussion has raged around the water coolers of 
this nation.

The common quandary – “How can young people 
ever consider entering the market with property 
priced way beyond the means of mere mortals?”…or 
at least words to that effect.

One savvy past-politician would have called it a 
“barbeque stopper” issue. We have a tough time 
getting through an entire conversation on real estate 
without someone raising the prospect that markets 
are so highly overvalued, we’ll either totally lock out 
an entire generation of homeowners, or a monster 
crash will correct the impasse.

The discussion is one that is too often generalised to 
take in the entirety of the nation, but ignores the fact 
that most pundits are talking predominately about 
Sydney and Melbourne.

It’s a fair error to make given more than half the 
transactions in the Australian market probably 
originate in or near these two big cities… but stand 
back a moment and think. We have a country 
referred to regular as a broad, brown land. A nation 
of scattered centres where it takes longer to fly 
from east coast to west coast than it does to some 
international holiday destinations. We have plenty 
of dirt to go around so shouldn’t we consider the 
question of affordability across all markets on offer?

It’s true Sydney house prices have cracked a ceiling 
and continued to have re-benchmarked themselves 
with monotonous regularity of over the past few 
years, but why not dig below the surface and see if 
there aren’t at least “relatively” affordable options in 
this harbour town. Not everyone has to live in a Point 
Piper waterfront mansion.

Affordability had been a hot-button topic that has 
many scratching their heads. We’ve even had the 
smashed-avocado phenomenon where a satirical 
piece by demographer Bernard Salt was picked up 
and run across the social media landscape – many 
commenting on his lack of sensitivity until they 
actually read further and realised he was on their 
side.

Here at Herron Todd White we‘d like to contribute 
to the conversation in the best way we know how. 
Rather than throwing out options to fix the problem, 
let’s first study the issue and see what sort of 
problem there is to begin with.

We have offices covering almost every square 
centimetre of the country – which means we have 
professionals who know, intimately, what’s happening 
in terms of entry-level real estate in their centres.

With this as a backdrop, we’ve asked each of our 
contributors to discuss the options for affordable 
real estate in their service area. Not just location but 
property types too so as to demonstrate there are 
actually multiple markets within every location.

One terrific result from our comprehensive study 
this month is that you’ll see, even in the most unlikely 
of centres, there are affordable investments worth 
considering. It may take a reassessment of financial 
capabilities, dreams, goals and plans, but smart 
homebuyers and investors at the lower end of the 
dollar range should look at all the options we’ve 
dissected.

We’ve also asked our team what clever strategies 
they’ve seen first timers use in order to break into 
the market.

For commercial fans this month, it’s time to think 
about the year ahead in retail. Our clever-clog 
valuers will let you in on their thoughts about the rest 
of 2017 – rents, yields, opportunities and threats. It’s 
all the good oil on what you should know about your 
retail holdings as we pass through the first quarter of 
the year and into the next.

So there we are readers – your chance to get ahead 
of the game and find out where the affordable 
property sits. Some sensible musing to help you get 
ahead without breaking the bank. Of course while 
this should sow the seed of strategy, you must call 
your local Herron Todd White office before making 
any move. We can chat in detailed specifics about 
the things that’ll help you ensure success when you 
don’t have a heap of fiscal power to throw around at 
property.

Young buyer options
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National Property Clock
March 2016
Retail

Entries coloured purple indicate positional change from last month.

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

This report is not intended to be comprehensive or render advice and neither 
Herron Todd White nor any persons involved in the preparation of this report, 
accepts any form of liability for its contents. 
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Overview
Movements among all types of commercial property 
are being watched with interest as investors look to 
seek traditional cash flow real estate to help fill out 
their portfolios.

Retail is, of course, hinged very much on tenant 
success, and it’s been tough to get ahead for a 
number of operators in this space.

This month, our commercial teams around the 
country provide their thoughts on the direction retail 

markets will travel in 2017. It’s a chance for readers to 
get ahead of the rest via our considered opinions.

Sydney
The retail market in Sydney has seen substantial 
growth over the past 12 months as a result of 
increased demand for good investment assets, 
growth in rental income and generally lower vacancy 
rates. 

The next 12 months look set to follow a similar trend. 
Increased demand from investors will continue to 

drive the market. Properties with established retail 
tenants will be popular this year. Late in 2016 we saw 
some strong sales which showed tight capitalisation 
rates for assets with strong lease covenants, 
including some with sub 5% capitalisation rates 
in the Sydney CBD. The demand for CBD assets 
remains strong as the buzz around infrastructure 
improvements continues. 

Generally rents look likely to remain stable this year 
although an increase in prime locations was evident 
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New South Wales

Valuer’s Certificate for strata schemes?
We’ve got it covered.
Herron Todd White has been providing 
valuations for sub-divisions and unit projects 
to surveyors, developers and accountants in 
New South Wales for over 40 years. 
We know all about the new NSW strata laws 

and regulations that come into force on  
30 November 2016. We can help you with 
these new changes by providing a qualified 
professional valuer to assess unit entitlement 
for new strata complexes and sub-divisions.

Find your local office at htw.com.au
for more information
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in 2016 with a strong probability of this continuing 
in 2017. Recent media coverage of failing fashion 
retail chains may have some impact on demand 
from tenants but food and beverage outlets seem to 
be going strong in most locations, with demand for 
these types of retail properties likely to continue. 

Suburban retail assets with good lease covenants 
have also seen growth over the past 12 months. 
This is likely to continue as investors look for strong 
performing assets with future growth potential. Strip 
retail with a history of good retail trade such as King 
Street, Newtown; Darling Street, Balmain; and Crown 
Street, Surry Hills have all seen an increase in sales 
activity which looks set to continue in an upward 
trend in 2017. 

Looking ahead, the outlook for retail in Sydney 
overall remains positive for 2017. We expect 
prime locations to continue to perform well along 
with properties perceived to have growth or 
redevelopment opportunities in the future. That said 
we are of the opinion that the market is reaching the 
peak of the cycle and any tightening of monetary 
policy or increase in the cost of debt will result in the 
prevailing investment yields not being sustainable. 
For the time being though, all signs are that 2017 will 
be a good year for retail assets.

Illawarra
The retail property market has shown clear signs 
of improvement over the past three years with an 
increase in sale volumes and escalating values. 
Investors and owner occupiers are active and local 
agents are reporting increased interest from tenants, 
however rents have largely remained static. As a 
result of the strong demand, yields have compressed 
and this trend is expected to continue in 2017 
(assuming interest rates remain stable). The local 
market is heavily driven by the low cost of borrowing 
with local forces not as significant.

Newcastle
Sales of retail properties in the Newcastle CBD 
continue to be slow. There is a moderate level of 
confidence in the retail market, however, this is 
tempered somewhat due to major infrastructure 
projects not at the completion stage. As the 
new university campus on Hunter Street nears 
completion, which is expected mid 2017, we would 
expect to see more activity in the market as flow on 
from the influx of students and university staff to the 
CBD.

In addition to the university nearing completion the 
1.66 hectare Hunter Street mall site was recently sold 
to a Sydney developer with plans to redevelop large 
portions on the site. Early indications are that the 
development will include a large number of mixed 
use retail and residential developments. This will be 

a welcome change for the mall precinct, which has 
undergone a period of uncertainty during the time it 
was held by GPT. Now, as some certainty comes back 
into this area we may see more activity. 

The CBD is a tightly held market, and this is 
evidenced by the very low level of transactions in 
the past 12 months. This is not to say that there is 
no confidence in the market, more a willingness 
of owners and investors to wait for these major 
infrastructure projects to complete. This willingness 
to wait for projects to complete is evidenced by the 
number of vacant retail shops in the immediate 
vicinity of these projects. It is reasonable to presume 
that as projects progress these properties will be 
transacted, either as sales or rentals, as a result of 
the increased pedestrian traffic. On most recent data 
available we are seeing yields for retail properties in 
the mid 7% to 7.5% range.

Confidence is definitely evident in the CBD and 
the next 6 to 12 months months will provide good 
opportunities for current investors to maximise 
their returns as the number of people in the CBD 
increases. It will also make the CBD an attractive 
prospect for new investors and tenants, if these 
tightly held properties are put to market.

Lismore
We envisage the retail sector for the NSW Far 
North Coast to be a continuation of 2016, however, 
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with slightly reduced sale rates and less volatility 
in pricing growth for the more coastal situated 
properties.

The coastal located townships of Byron Bay, 
Mullumbimby, Bangalow, Lennox Head, Ballina and 
Yamba will continue to be impacted by increased 
demand and limited supply of good quality stock. 

The owner occupier purchasers will continue to lead 
the market in most regional townships; however, 
the investors will continue to be prominent in the 
traditional high demand townships of Byron Bay and 
to a lessor extent Ballina, Lennox Head, Yamba and 
Mullumbimby.

Byron Bay rents in prime CBD locations have been 
steady with recent increases noted. The current 
firming in yields noted during several prominent 
sales over the Christmas/New Year period is 
expected to stabilise over the balance of 2017, with 
the market remaining strong. The strength behind 
Byron Bay’s retail market remains with the tourist 
industry. Local businesses are reporting a very 
strong tourist presence in the first two months of 
the year and this is expected to continue strongly 
throughout 2017. 

The investors will continue to be less prominent 
in the regional centre of Lismore and the regional 
townships of Casino and Kyogle for product priced 
under $500,000. This is likely to be a result of the 

historically limited supply of true investment product 
as well as downward pressure on rents. There are 
currently increased vacancy rates in the Lismore 
CBD and this will cause uncertainty in being able to 
obtain a tenant over the balance of the year. 

From an investors perspective, the current price 
points up to $500,000 being paid by predominately 
owner occupiers in the regional townships (who 
are securing a premise to operate their business 
from and are less concerned with yields) are not 
considered to be great buys by potential investors 
(given the low yields and vacancy risks). 

For the 2017 year ahead, the sub $500,000 market 
for retail property in non-coastal townships will 
continue to be driven by owner-occupiers looking 
to secure a location for their business. These 
acquisitions appear to be reasonably prudent 
given the low interest rates and generally stable to 
improving economic conditions.

Major retailers will remain strong and as a result 
of this, smaller mum and dad type businesses will 
continue to ‘do it tough’. This will be reflected in 
the rental market - rents will remain stable in prime 
locations and there will continue to be downward 
pressure on secondary located properties. However, 
if the increasing vacancy trend in the Lismore CBD 
continues, downward pressure may begin for more 
centrally located properties.

It appears interest rates will continue to remain 
relatively steady with no indication of possible rate 
rises. As such, throughout 2017 there should be 
continued interest from private investors and private 
super funds looking for superior returns (other than 
those available from the banks). National tenanted 
properties will remain well sought after with stable to 
slightly lower yields. 

Coffs Harbour
There has been limited sales activity within the 
Commercial retail market as property within the CBD 
is tightly held and rarely offered. This is despite there 
being a prevailing high vacancy rate within the prime 
‘strip centre’. Many retailers are finding it difficult to 
meet overheads. There is a trend for affordable retail 
rental space outside prime locations, however overall 
vacancy rates remain high for retail space. The 
high vacancy rate in the CBD is due to the difficult 
local economy with limited consumer discretionary 
spending, the reluctance of landlords to reduce rents 
or ‘meet the market’ and the ‘poaching’ of tenants 
by the ‘Central’ and ‘Plaza’ Shopping Centres. There 
is steady demand for the purchase of retail property 
emanating from investors against a shortage of 
supply in recent times.

The Gowings Central shopping centre development 
and the eastern end of the CBD appears to be 
trading well after the upgrade transformation. The 
renovated ‘ex CBA bank building’ has increased the 
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appeal and feel of this end of the retail precinct. In 
addition, Gowings are proposing an extension to the 
retail centre to office and hotel accommodation. 
Retail yields are generally in the 6% to 8% range 
depending on tenant, lease terms, location and 
property detail.

Grafton commercial retail market displays higher 
investment yield rates. Yields are generally within 
the 7% to 9% range. The market remains steady 
with a slight uplift in the local economy. Nambucca 
and Macksville retail centres appear steady with 
some vacancy but improved local economy due to 
the Pacific Highway relocation works and associated 
workforce.
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Melbourne
Melbourne’s retail property market has continued 
its strong run over the past 12 months with supply 
generally limited and yields firming and reflecting 
pent up demand and rising prices. The steady low 
interest rate environment, strong Australian dollar 
and the ongoing perception of being a safe haven 
have all combined to drive strong interest from 
domestic and overseas retail property buyers.

The Melbourne CBD retail property market 
continues to go from strength to strength. Despite 
approximately 50 new shops opening in the 12 
months to January 2017, the vacancy rate is stable 
and below the five year average. Rents have 
remained stable and range from $1,500 per square 
metre for CBD shopping centre space to $11,000 for 
Bourke Street Mall frontage while yields range from 
3.5% to 6.5% for CBD shopping space and 3.5% to 
5.5% for the Bourke Street Mall. 

St Collins Lane, formerly Australia on Collins, which 
completed a $30 million upgrade in 2016, sold in 
November 2016 for $247 million on an initial yield of 
approximately 5% and a rate of $27,444 per square 
metre. The revitalised site offers over 9,000 square 
metres of retail space over four floors. With street 
frontage to Collins Street and Collins Lane in the 
heart of the Melbourne CBD, the centre comprises 60 

specialty stores, including international brands such 
as The Kooples, Reiss, Sandro Paris, TAG Heuer and 
Coach plus restaurants.

St Collins Lane 

The Melbourne CBD apartment construction 
boom and consequential growing population have 
been the driving force behind the strong market. 
With more retailers scheduled to open their doors 
in the Melbourne CBD, including British retailer 
Debenhams’ first foray into the Australian market, 
and more apartment completions, 2017 is shaping 
up to be another strong year for the retail property 
market in the Melbourne CBD.

Within the suburban shopping centre market, owners 
may however be affected by store closures following 
the recent collapse of a number of retailers including 
Pumpkin Patch, Herringbone, Rhodes & Beckett, 
Marcs, David Lawrence, Payless Shoes and Howards 
Storage World.  Many commentators are forecasting 
more retail brands, particularly clothing retailers 
or fast fashion competitors, to fold in the face of 
increased competition from overseas retailers such 
as Uniqlo, H&M, Zara and the forthcoming arrival of 
giants Amazon and Alibaba as well as a gradual yet 
inexorable move to online retailing.  

Store closures may affect suburban shopping 
centres in particular as it is precisely these shopping 
centres that the above named global players have 
pushed into. Local mid-market players are effectively 
squeezed out both in terms of retail price of clothing 
and also in costs with overseas players able to 
negotiate lower rents than their local counterparts. 
While the closure of one or two stores may not have 
much of an immediate impact for shopping centre 
landlords, over the longer term shopping centre 
vacancies on a larger scale may combine to push 
sales growth and rental growth down, subsequently 
impacting income levels and values of shopping 
malls. C
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Meanwhile, council valuations are released on a two 
yearly cycle and council rate notices for 2017 are now 
becoming available. As land values have generally 
risen markedly across metropolitan Melbourne it 
is highly likely that land tax bills will also increase. 
Landlords are likely to face higher land tax bills from 
the State Revenue Office. Under current Victorian 
state based legislation (the Retail Leases Act 2003), 
landlords are unable to recover land tax from their 
retail tenants unless the occupancy cost (rent and 
outgoings) exceeds $1 million per annum or the 
tenant is a listed corporation or a subsidiary of a 
listed corporation.  

Consequently, owners may try to recover higher 
occupancy costs through increases in rentals which 
tenants may resist. It is therefore possible that higher 
land tax costs could lead to more lengthy and greater 
numbers of dispute resolution processes relating to 
tenancy occupancy costs. For example, we are aware 
of one large retail site in Hawthorn where the site 
value increased from $10.05 million in January 2014 
to $11.223 million in January 2016 with the current 
land tax bill increasing from $183,600 to $210,000.

Although the Melbourne retail investment market 
currently appears to be strong and purchaser 
interest for retail properties is relatively high, we 

are of the view that this is led by an optimistic 
buyer perception of the market direction and may 
not ultimately reflect what is actually happening 
with tenant demand, affordability and achievable 
investment returns on a property. There appears to 
be a discrepancy between capital values and rental 
income growth as capital values within precincts 
experiencing this exponential growth appear to be 
indicating strong growth whilst rental income growth 
appears to be moderate in comparison.  As such, the 
market within these precincts may be more strongly 
affected by economic volatility. 

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

Echuca
Its an interesting time in the cycle for commercial 
properties in Echuca with very strong demand for 
yields in 2016. Recent auction results (including 
Cheap as Chips on Annesley Street) suggest this may 
have tempered slightly and potential interest rate 
rises may result in buyers chasing higher yields than 
perhaps they were comfortable with in 2016. Rents 
appear to be steady with the NQR site on the corner 
of Annesley Street and Pakenham Street up for rent 
again after the previous tenant vacated.
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Adelaide
Retail throughout metropolitan Adelaide has not 
shown any significant growth for several years. 
Retail trade figures published by Australian Bureau 
of Statistics (ABS) show retail turnover for South 
Australia have been at growth per quarter of below 
1.5% since December 2014s 2.4% growth, which was 
the highest quarter of growth since March 2008. This 
is consistent with the national trend. This poor retail 
performance is not expected to change in the short 
term, with the low interest rate environment and 
rising house prices being offset by weak wage growth 
and continued softening in the labour market. 

The sustainability of many businesses is challenged 
when retail trade continues to be this poor. As a 
result, rent growth has stabilised, however in some 
sectors, reduced significantly. Vacancy is up and 
incentive use is increasing.

Retail strip shopping has continued to show decline 
with cafés the best performing use.

In particular, rural retail tenancies are being 
negatively affected by contractions meaning that 
there is no demand for a commercial use. In some 
cases, within smaller towns, unless these shops can 
be converted to a residential use there is almost no 
demand.

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

Shopping centre rents are also reported to be 
decreasing even within otherwise well performing 
centres. This is resulting in numerous tenants being 
retained in ‘Holding Over’. Hold Over rents typically 
include penalty rates which may be considered better 
than a vacancy to the managers, this will take time to 
be absorbed.
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Brisbane
The outlook for retail markets in Brisbane continues 
to be generally positive, albeit there is now an 
increasing perception that yields may finally have 
reached a low point. 

To put the story of recent years into perspective, we 
have seen retail yields generally move by between 
150 and 200 basis points, which based on a starting 
yield of say 8%, translates to capital growth of 
upwards of 25% over a three year period. In some 
instances, capital growth has been upward of 35%.

Sales activity has been moderate for the quarter. 
Major transactions include Arana Hills Kmart at $67 
million, Everton Plaza at $27.5 million and Caboolture 
Square at $27.5 million. These showed yields of 
between 6% and 7.25%.

In neighbourhood centres we have seen the first sub 
6% yield achieved with the XXX Shopping Centre at 
Tewantin selling at a yield of 5.9%.

At the convenience end of the spectrum there has 
been less activity with only two centres selling under 
$10 million. Both of these were in the North Lakes 
region and showed yields of between 6.5% and 7% 
(sale analysis shown below).

Overall, the volume of sales activity has generally 
been low, primarily as a result of a shortage of 
stock and lack of other strong yielding investment 
options. With the perception however that yields will 

be bottoming out, we anticipate a rise in investment 
sales activity, particularly if interest rates start to 
rise and there is any suggestion of capital values 
starting to fall.

Retail rentals continue to be reasonably restrained 
with ongoing difficult trading conditions in many 
sectors putting the brakes on rental growth. The 
weakness is evident across the board as high levels 
of competition, flat wages, internet retailing and 
changing consumer shopping patterns all contribute 
to a very tough retail environment. 

Good buying opportunities in the market are limited 
at present as all reasonable assets are heavily 
scrutinised by a wide number of investors. There is 
potentially some more opportunity to value add with 
secondary centres but even these are holding their 
value fairly well making owners reluctant to sell.

Recent Sales at North Lakes (Refer to page 17)

Gold Coast
2016 was a bumper year for the retail investment 
market on the Gold Coast and early indicators 
suggest that 2017 should hold its form as well.

Retail is currently the strongest of the commercial 
asset classes on the Gold Coast, following the 
national trend of being a highly sought after 
investment for private individuals, SMSFs and 
syndicates.

However this high demand and reluctance of owners 
to sell is resulting in a very limited availability of 
stock and a reduced volume of sales. The result is 
that the yield gap between primary and secondary 
properties is narrowing.

Some notable sales in 2016 include:

• Reedy Creek Shopping Centre, anchored by 
Woolworths, 5.8%; 

• Moo Moos Steakhouse, a strata retail restaurant at 
Broadbeach, 6.2%;

• 7/11 and McDonalds at Palm Beach, 6.0%; and

• Norfolk Village Shopping Centre (no anchor 
tenant), 6.9%.

This demonstrates that an array of different property 
types including strata, freehold, national and local 
(albeit well established) operators are all achieving 
prices within 110 basis points of each other.

In terms of looking at the year ahead, we often 
reference the Ray White January 2017 auction event 
which is one of the largest commercial auctions of 
the year. Nine of the 23 properties sold on or before 
the auction, with active bidding on all but three of the 
properties.

All in all, a good indicator that market sentiment 
remains strong.
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But with such a strong head of steam, it is important 
for investors to critically analyse what they are 
looking for in an investment, be it capital growth, a 
steady income stream or the opportunity to value 
add.

With yield levels and interest rates at historic lows, 
further yield compression would appear unlikely. 
In fact as the gap between primary and secondary 
property narrows, the risk of a correction increases 
for the latter. 

A steady income stream is clearly an outcome any 
investor would be trying to achieve, but the reality 
is that consumer sentiment can be volatile and 
property owners are still prone to tenant businesses 
having periods of good and bad trading. Securing a 
property with national tenants will be the best way to 
decrease this volatility, but it will come at a price.  As 
we move into 2017 it will be important for investors 
to differentiate properties with a higher number 
of local businesses; this higher risk profile should 
command a higher investment return.

Value adding is an investment strategy reserved for 
the more entrepreneurial property owners out there. 
The opportunities do not come up often and when 
they do are commonly disguised as a pretty average 
investment. The benefits can be twofold if embarking 
on such a project - the prospect of increasing rental 
potential whilst attracting a firmer investment yield 
on completion to compound capital growth.

Patience and a level head will be keys to success in 
2017.

Sunshine Coast
The 2017 retail market on the Sunshine Coast will 
likely continue in the same vein as the past six 
months: 

• Demand for sub $2 million well leased retail 
properties is likely to remain strong. 

• Supply of these properties should remain tight with 
owners having few reasons to sell. 

• Demand for properties over this level are highly 
dependant upon tenant strength, however we are 
seeing transactions occur for older premises with 
either redevelopment potential or the potential to 
refurbish and re-let. 

• Vacancy levels in the prime locations of Hastings 
Street, Mooloolaba Esplanade, Cotton Tree and 
David Low Way, Coolum Beach are expected to 
remain tight. Rental rates in these areas may 
experience upward pressure. 

• Within the bulky goods market, vacancy levels are 
decreasing after significant supply added during 
2015 and 2016. 

Recent transactions in the market include:

Tewantin Woolworths    
$17.3 million 5.76% November 2016

Subway Maroochydore    
$1.46 million 5.63% November 2016

Retail Strata, Mooloolaba Esplanade  
$1.55 million 7.41% December 2016

Bulky Goods Strata, Noosaville   
$4.2 million 7.32% November 2016

New Development Occurring

The Point, Buddina is a 2,500 square metre retail 
development comprising 15 tenancies ranging in size 
from 12 square metres to 680 square metres. Asking 
rentals range from $450 to $1,800 per square metre 
net per annum. Construction has commenced with 
some pre-leasing commitments achieved. 

The only caution in the market remains that as 
yields compress, whether there is a big enough yield 
differentiation between primary and secondary 
assets.

Gladstone
The retail sector in Gladstone for 2017 is forecast 
to continue at a similar pace to 2016, with 
rationalisation of rentals to more affordable and 
maintainable levels for local retailers and continued 
high vacancy levels in secondary locations. We do 
not consider this is likely to change pace until there 
is commencement of substantial new local projects.  
Whilst there is still no announced start date for the 
Stockland redevelopment (approved in 2014), some 
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positive news to the retail sector is the opening of 
the new Aldi store on the corner of Boles Street and 
Breslin Street. The store is set to open in early March. 
Property sales activity is likely to remain slow.

Rockhampton
We consider it likely that in 2017, the retail market 
in Rockhampton will continue in line with activity 
seen throughout 2016. While we anticipate that 
general real estate markets may improve in 2017, 
there is likely to be continued downward pressure 
on retail rentals and a strong presence of incentives 
given the current high vacancies in this sector in 
Rockhampton. In spite of this, well anchored centres 
with good access and exposure are anticipated to 
hold their rental values. Whilst the independent 
local retailers appear to be bearing the brunt of 
local economic conditions, we are aware that major 
retailers and supermarket chains continue to search 
for key sites in Rockhampton for possible expansion, 
which provides a more positive outlook for 2017. 
Investors remain active for retail properties, however 
are sensitive to tenant strength and unexpired lease 
term/WALE of properties. Evidence of this sensitivity 
has been seen recently on a neighbourhood retail 
centre which was under contract on a circa 10% 
yield. This contract has subsequently fallen over due 
to a tenant not exercising an option.

Mackay
Demand for speciality retail tenancies in 
neighbourhood shopping centres is moderate and 
vacancy rates have increased.  This has been caused 
by the local economic downturn.  Local sitting 
tenants in neighbourhood shopping centres have 
negotiated nominal rental reductions on market 
review.  We are not aware of any new leases in these 
centres in Mackay over the past year.  There is a risk 
that market rentals could ease as landlords lose their 
tolerance for vacancies. 

A notable retail sale is the IGA West Mackay complex 
in December 2016 at $9.25 million to show an 
analysed market net yield of approximately 7% after 
allowance for the value of a vacant site included 
in the transaction.  The complex was completed in 
2013 and is anchored by IGA (Metcash) with other 
tenants including BWS (Woolworths) and Sullivan 
Nicolaides Pathology (Sonic Health Care).  It sold 
with a very long WALE of 14.76 years which was 
strongly influenced by the IGA lease which expires in 
2033.  The sale is consistent with national demand 
for good quality lease covenants particularly to non-
discretionary (supermarket) retailers. 

Townsville
Throughout 2016 the retail market remained patchy. 
Quality properties with strong lease covenants 
transacted, several high profile neighbourhood 

shopping centres changed hands and a number 
of smaller showrooms, bulky goods centres and 
convenience centres also transacted at around the 
$5 million mark.

This indicated a strong improvement for quality 
assets in regional areas at investment yields of 
circa 7%, demonstrating the yield disparity when 
compared with similar style assets in the southern 
metro markets.

The year ahead for the retail sector is likely to remain 
patchy, with quality property with strong lease 
covenants continuing to attract interest, however the 
balance of the market is likely to remain in a holding 
pattern at the bottom of the market cycle.

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

High exposure CBD retail space remains reasonably 
well occupied, but vacancies are more noticeable in 
the lesser exposure locations and on the CBD fringe. 
Rents have remained generally stable, showing 
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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 
shows reasonably low vacancies, although there is 
also limited demand from new businesses. There 
remains good investor demand for well leased 
properties which rarely come onto the market.

Though the economic conditions in Cairns are likely 
to improve through buoyant tourism activity, little 
change is expected in retail market conditions during 
2017.
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Darwin
The retail segment in Darwin in 2017 will experience 
its greatest shake up for many years when not one 
but two new regional shopping centres will open their 
doors for business.

Gateway is located on the highway on the fringe of 
Palmerston CBD, 18 kilometres south-east of Darwin. 
This is a joint venture project between the Coombes 
Property Group (with local connections) and 
Challenger, being constructed by Hutchinsons. It will 
offer a Woolworths, Big W, cinema complex and over 
100 specialties and is expected to open mid-year.

Also expected to open mid-year is Coolalinga Village, 
located in the Darwin rural area 25 kilometres south-
east of Darwin on the opposite side of the track 
from a large Woolworths-based complex. Coolalinga 
Village is being developed by Gwelo, a long-standing 
Darwin developer and will be anchored by Coles 
and K-Mart. There is already a fast food outlet and a 
service station on the site, but the main development 
will accommodate additional specialties with further 
stages already planned.

We will therefore move from a situation where 
Darwin’s main growth corridor to the south-east has 
been under serviced by retail for many years to a 
situation where Palmerston and rural area residents 
will be spoilt for choice. Not only will these two major 
centres be an option, but also new smaller centres 
at Bakewell, Rosebery, Bellamack and Zuccoli which 

are already trading or, in the case of Zuccoli, will 
be trading soon. When you add to this the existing 
Palmerston Shopping Centre and Oasis Shopping 
Centre, the options are quite wide.

The effects on the rental market for retail space 
remain to be seen but the increased competitive 
tension between all these centres does result in 
some choices for tenants which have not always 
been available in the past. This may place some 
downward pressure on rents however if each centre 
can attract sufficient patronage this may not be 
the case. Certainly there will be some effect on 
Casuarina, which is currently Darwin’s dominant 
retail precinct. Casuarina is disadvantaged by its 
location in the northern suburbs which is close to the 
hospital and university but somewhat removed from 
the south-east urban growth corridor. Casuarina is 
already re-inventing itself as a destination rather 
than just a mall retailer, with a new restaurant and 
entertainment precinct.

At present, anecdotal evidence is pointing to 
population decline across Darwin and unless a 
major employment driver emerges soon, then this 
population decline will inevitably result in reduced 
trading for all retailers and difficulties for each 
centre attracting sufficient patronage. We are seeing 
weakness across all property segments in Darwin 
at the moment and the challenge will be to ensure 
sufficient population growth to ensure the viability of 
all these new outlets as well as existing facilities.
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Perth
Weakness in discretionary spending habits of 
consumers continues and looks set to stay in place 
throughout 2017. Retail owners remain under 
pressure to maintain occupancy in their assets, 
with evidence of increasing incentives in this 
market. Vacancy rates increased across the board 
throughout the last year however remain lowest in 
the Hay and Murray Street Mall locations, followed 
then by regional shopping centres. There is however 
an increasing trend towards tenants on short term 
leases, holding over and pop-up style shops. 

Over the next few years construction activity across 
the regional and sub-regional centre sector will need 
to increase as owners seek to grow and reposition 
their assets. Retail as an asset class is in the midst of 
a changing paradigm with many assets under utilised 
or failing to meet the expectations of consumers. 
The integration of better child care, office, health 
and entertainment offerings needs to be considered 
to keep assets front of mind for the ever more 
discerning consumer. 

However increasing vacancies, stagnant or declining 
rents along with a moderating population growth 
have created more uncertainty for the timing of 
some of the mooted major centre expansions.

Recently, rising neighbourhood centre space 
combined with subdued demand has caused rental 
rates to deteriorate. Neighbourhood centre rents 

declined by approximately 10% during 2016 to 
average around $600 per square metre.

Retail as an asset class remains on the radar for 
many investors (institutional, syndicates and private 
high net worth individuals) as it provides a relatively 
secure cash flow or upgradable investment options. 
This has resulted in investors accepting lower internal 
rates of return which is flowing into tighter yields 
for quality assets. We have noted a marked increase 
in eastern states based private investors who are 
willing to accept far lower yields for assets than local 
investors are prepared to accept. 

The focus of the next WA government needs to be 
on investment in infrastructure which will support 
the shift from Perth being a mining headquarters 
to becoming a bona fide tourist destination. With 
that investment from government will come private 
development opportunities in the form of hotels and 
tourism based centres which will in turn drive the 
demand for world class retail opportunities, which 
will be the impetus to trigger retail expansion. 

Government and industry need to work together on 
this solution otherwise the outlook for retail in Perth 
on the whole will remain bleak.
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Overview
Affordability is an issue that’s been a hot topic 
amongst many property observers. The ability for 
first time homeowners and investors to get into a 
market that’s seen as near unassailable means many 
have an opinion on how to fix the problem.

Here at Herron Todd White, we thought it prudent to 
actually study what options are available to entry-
level participants throughout this nation. What we’ve 
discovered is there may be more opportunity than 
you realise to be part of the Aussie market for less 
money.

Sydney
Since the retirement of former Premier Mike Baird, 
there has been much talk about how the NSW State 
Government can tackle home ownership affordability 
and the new Premier, Gladys Berejiklian, made it 
evident that solving the problem would be a priority 
under her leadership. 

With just over 186,000 loans approved in NSW in 
2016, the First Home buyer formed a small market 
segment with almost 16,500 loans approved or less 
than 9% of the total mortgage pool.

It’s also worth noting that first home owner grants 
have reduced as data from the Office of State 
Revenue shows that 9,391 grants worth $138 million 
were handed out in 2015/16 as opposed to the 32,574 
grants worth $266 million paid in 2010/11. 

Sydney is widely considered the most expensive city 
within Australia and one of the most expensive to 
rent when compared with other states and territory 
capitals, making for a tough path to home ownership. 
Furthermore, it appears that NSW is the equal lowest 
for first home owner grants when compared to other 
states:
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Valuer’s Certificate for strata schemes?
We’ve got it covered.
Herron Todd White has been providing 
valuations for sub-divisions and unit projects 
to surveyors, developers and accountants in 
New South Wales for over 40 years. 
We know all about the new NSW strata laws 

and regulations that come into force on  
30 November 2016. We can help you with 
these new changes by providing a qualified 
professional valuer to assess unit entitlement 
for new strata complexes and sub-divisions.

Find your local office at htw.com.au
for more information

New South Wales
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QLD – $20,000 for new builds valued up to 
$750,000 

SA – $15,000 for new builds only, valued up to 
$750,000

WA – $15,000 for new builds, valued up to either 
$750,000 or $1,000,000 (depending on the 
location).

VIC – $10,000 for new builds only, valued up to 
$750,000

NSW – $10,000 for new builds only, valued up to 
$750,000

Young Buyer Options
Typical first home buyers may consider purchasing 
off-the-plan as it allows them to save money while 
the property is under construction which can 
typically take between two to three years. This has 
been a strategy adopted by many in the Sydney 
market hoping to achieve capital appreciation during 
the course of construction and ‘lock in’ a lower 
purchase price compared to the ‘on completion’ or 
settlement price.

The eastern suburbs market is certainly a more 
difficult market for first home buyers to enter due 
to its desired proximity to the CBD and beaches, 
therefore attracting higher prices. Entry level 
properties are generally limited to units with former 
industrial areas and unused sites with development 
potential having allowed for a construction boom 
in some areas. Modern 1-bedroom units in the 

$650,000 to $1 million price range can be purchased 
throughout suburbs such as Little Bay, Botany/
Mascot, Rosebery/Zetland and Waterloo. Older style 
units can also be purchased in this price bracket 
however the first home buyers grant and stamp duty 
saving does not apply. 

The inner west market also attracts significant 
interest since the construction and completion of 
the light rail project contributing to price rises. Entry 
level units may be easier to come by compared 
to some parts of the eastern suburbs. Older style 
1- and 2-bedroom units in Dulwich Hill, Marrickville 
and Petersham can be purchased for $600,000 
to $750,000. Unit development in the Bankstown, 
Punchbowl and Lakemba corridor has increased 
significantly and this has seen units available at 
relatively affordable prices between $500,000 
to $700,000 for new 1-, 2- and 3-bedroom units. 
Bankstown is positioned 20 kilometres from Sydney 
CBD and the train service will get a commuter into 
the city in less than 40 minutes.  

In the Sutherland Shire, good buying opportunities 
for first home buyers are in the suburb of Sutherland, 
which is serviced by regular and express trains to 
the CBD in less than 40 minutes. Westfield’s Miranda 
is also a ten minute drive away. Entry level units in 
Sutherland start from $500,000 to $700,000 for 
semi-modern 1- and 2-bedroom units.  

In this current market it’s difficult for first home 
buyers to enter as they are also competing against 
investors, particularly in heated market conditions, 
as most properties are sold at auction. Private 
treaty sales and off the plan purchases may be more 
favourable for first home buyers. It is important to 
have your finance ready and speak to a broker to find 
out your borrowing capacity. 

Some councils have relaxed control plans across 
Sydney for construction of duplexes, townhouses and 
granny flats. 
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As a result of the soaring prices, first time buyers 
are devising alternative solutions to help enter the 
market.  In some cases, parents are providing the 
land (family home) for a duplex construction in which 
the parents will own one side, and the first home 
owner the other. First home buyers can also partner 
with family members to purchase properties with 
duplex or house and granny flat potential in order 
to accommodate two separate residences. Be aware 
that this will affect eligibility for government grants.

In terms of arranging finance, guarantor loans are 
also popular as it is difficult for first home buyers 
to save a deposit for a property. The banks will 
generally accept a guarantor loan as long as the 
purchaser can service the loan. 

There is a trend towards developers offering 
1-bedroom units and studio apartments around the 
city fringe and along major transport hubs. This is 
helping to create entry level opportunities for first 
home buyers. These units are usually of similar 
quality to those within the surrounding development 
however may be more difficult for financing if the 
living area is less than 50 square metres. Some 
lenders offer lower loan to value ratios for these type 
of properties while other lenders won’t finance them 
at all. A recent example of this was published by the 
Sydney Morning Herald reporting a Melbourne first 
home buyer lost his $41,000 deposit on a St Kilda 
apartment at settlement because his bank did not 

lend on apartments with an internal area less than 
50 square metres. 

If you are considering buying it’s important to 
do your research including inspecting as many 
properties as possible to not only learn values but to 
refine your buying criteria. 

Register your details at local agencies as not all 
properties are marketed and you might be contacted 
should a listing arise before it hits the market. 

If you are looking at purchasing off the plan then 
compare the inclusions you are getting as a lot of 
developments have the same level of finishes. 

Get your foot in the door – you may not be able to 
afford your preferred property type or location to 
begin with – so look for more affordable alternatives 
with the option to renovate or upgrade to a preferred 
option in the future. It is your first property, not your 
last.

In terms of locations, first home buyers should 
consider looking at suburbs further from the CBD, 
with good transport links which will be attractive 
to future first home buyers or investors. In Sydney, 
Hurstville and Sutherland are hubs on the eastern 
suburbs/Illawarra railway line.

First home buyers should be cautious of areas where 
a large number of units have been constructed 
and are about to commence as this could lead to 

an oversupply and put downward pressure on both 
prices and rents. Botany/Mascot and Waterloo/
Zetland/Green Square in the inner-south, and 
Miranda in the Sutherland Shire are potential areas 
of concern.

Just remember if you’re a first home buyer 
stretching yourself too thin by purchasing something 
you can just barely afford, is risky – interest rates will 
start to rise at some stage so it is important to have a 
buffer built-in to your ability to finance your loan.

Throughout greater Sydney, options are limited for 
first time buyers, surging prices for the past few 
years has made it extremely difficult for first time 
buyers to get into the market. CoreLogic reports the 
median house price is currently sitting at $850,000, 
with a 20% deposit this translates to $170,000. 
This is a lot of money to save for a first home buyer 
considering the added cost of renting and living 
expenses. 

The two biggest issues young buyers and first home 
buyers need to address are price and location. Firstly 
work out what is affordable and sort a mortgage 
that is serviceable. Secondly identify where you 
want to live – then head further west! Too often we 
hear stories of buyers unwilling to move to the more 
affordable outer suburbs of Sydney as it’s not as 
trendy or convenient as inner city living. The reality is 
Sydney is now very expensive and the smart buyers 
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are moving west with a lower mortgage and less 
stress. While not all of the ideal transport links or 
employment areas have been built yet, they will be, 
you just need to get in early to maximise any capital 
growth. 

The main areas for affordable housing and entry 
level investment with long term growth prospects are 
located on the outskirts of Sydney –

• Outer western Sydney, suburbs such as Penrith; 
Kingswood; Jordan Springs; Ropes crossing with a 
median price for a 3-bedroom house at $570,000; 
$530,000; $625,000 and $595,000 respectfully. 
(domain)

• South west of Sydney, suburbs such as Leppington, 
Gregory Hills and Oran Park requiring $660,000  
to $700,000 for the same 3-bedroom product.

New estates within the south west growth precinct 
present solid long term growth opportunities thanks 
to the substantial infrastructure spending including 
Badgerys Creek Airport, investment in surrounding 
employment areas and updates to transport links. As 
recent times has shown us if you want growth then 
follow the infrastructure. We note land in Austral 
within a recently released subdivision starts from 
circa $360,000 and 3-bedroom house and land 
packages from $615,000, well below the Sydney wide 
median figure of $850,000. 

In addition to the lower entry point, this region 
presents a good option for both investors and 
owner-occupiers thanks to depreciation benefits, 
government incentives of buying a new property and 
most importantly capital growth prospects.

In the northern suburbs of Sydney you can spend 
between $650,000 and $700,000 and purchase a 
1-bedroom unit in Chatswood, Mosman and North 
Sydney. Dee Why presents better value with sub 
$600,000 for the same product, these are all good 
starters but have the potential to be ‘out grown’ 
quickly.

We believe the house and land option in outer 
western Sydney should be on the radar for first home 
buyers as we have seen in more recent times off-
the-plan units, in a wide variety of locations, unable 
to achieve their purchase price upon settlement. 
This is due to being originally purchased in stronger 
market conditions particularly in 2015. This could 
be disastrous for a first home buyer after saving for 
a large deposit and having to come up with more 
money to settle.

We have noticed yields have tightened across the 
board with Sydney recording record low returns at 
2.8% for houses and 3.8% for units (CoreLogic). 
These record lows are on the back of significant price 
growth and high investor participation resulting in 
a flooded rental market dropping rents. In addition 

over the last few years many tenants have exited the 
rental market and become owner-occupiers thanks 
to the low interest rates and not wanting to miss 
out on capital growth, this has resulted in additional 
rental vacancy’s hitting the market putting downward 
pressure on rents.

A threat for investment are highly geared investors 
requiring a strong rental return to service their 
mortgage, an oversupply of rentals in some sectors 
of Sydney may result in a number of forced sales of 
investment properties due to serviceability issues. 
If too many sales occur at the one time this may 
result in a drop in values. This is a particular concern 
for large scale unit complexes with high investor 
participation rates. 

If you can’t access the property market the 
traditional way we have seen in the past other 
methods that may also work. Young buyers have 
joined forces with close friends or family to ‘group 
buy’ a home with the idea to sell or buy each other 
out when the value increases, the more common 
sight at the moment is both young people and 
seasoned veterans buying an investment property 
interstate as the buy in is significantly lower and 
rent where they want to live in Sydney. This option 
allows them to enter the market, capture capital 
growth and still live in Sydney.  In addition to those 
options there is always the bank of mum and dad for 
those lucky few where first time buyers would source 
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support from their parent’s property in getting into 
the market either from them going guarantor on the 
home loan or an additional cash injection. 

Canberra
There is a wide variety of property types available 
to first home buyers in the Canberra region.  There 
are affordable detached housing options in the outer 
suburbs of Belconnen, Gungahlin and Tuggeranong. 
The outer areas of Gungahlin also provide newer 
detached housing options however they are mostly 
on smaller blocks.  Alternatively there are affordable 
unit options available throughout the Canberra 
region with new developments being completed in 
town centres.  There is also a large supply of older 
units close to the city and in the suburbs that would 
be suitably priced for first home buyers.

The Land Development Agency as part of the 
land releases allocates a number to be sold 
through the Land Rent Scheme. This provides an 
affordable housing option for people who meet the 
requirements as they only need to raise the capital 
for the building costs. The land is rented and there 
is an option to purchase the land in the future. The 
most recent land rent release was in the Gungahlin 
suburb of Taylor where there were 126 blocks 
available ranging in size from 250 to 587 square 
metres.

The new developments being introduced to the 
Canberra market have a large number of 1-bedroom 

units available that are priced suitably for first home 
buyers. Some developers are offering deals that 
require lower upfront costs to secure a dwelling. This 
has made new units popular for first home buyers 
and has reduced demand for older existing units.

There are a number of financial considerations 
that first home buyers need to be aware of before 
committing to a purchase. Firstly, while interest rates 
are low at the moment, buyers should be aware that 
interest rates may increase which would increase 
their finance costs.

Secondly, the additional costs to purchase a 
property,  for example legal fees, stamp duty costs 
and mortgage application fees, are not included in 
the purchase price of the property.

Thirdly, the additional running costs of owning a 
property also need to be considered. These include 
the maintenance costs of the building, property 
management fees if it is an investment property, 
government taxes and body corporate fees on units. 
Particularly with new units in the Canberra region, 
buyers need to be aware that Body Corporate Fees 
can increase significantly over time.

Illawarra 
Considering that the first home buyer is going to be 
targeting more affordable property types, we detail 
a few options available to them at present in the 
Illawarra:

For a 1-bedroom unit in an older complex in 
Wollongong or North Wollongong, expect to pay 
$300,000 to $350,000 or around $430,000 for a 
2-bedder.

For an older style dwelling in Lake Heights, Berkeley 
or Barrack Heights, expect to pay around $450,000.

A new dwelling at Calderwood or West Dapto could 
be purchased for approximately $550,000.

Older style dwellings in Nowra or Sanctuary Point are 
going for around $300,000 to $350,000.

There are certain locations in the Illawarra that 
would now be out of reach of most typical first home 
buyers. Suburbs north of Wollongong and areas 
around Shellharbour and Kiama would be a stretch 
without assistance.

With the strength of the market since the middle 
of 2013, it has been a case of get in where you can 
for first home buyers. There are countless stories 
of young people or couples getting beaten out on 
purchases by investors or Sydney buyers paying 
above what the first home buyers could afford. 
However, if left for months, values are continuing to 
rise and it becomes even more difficult.

Southern Highlands
As reported in last month’s Month in Review, the  
Southern Highlands has been buoyed by an 18% 
increase in average prices to $892,000 for the 
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year to December 2016. The townships of Moss 
Vale, Bowral and Mittagong have been stand out 
performers, with access to infrastructure and price 
point being the main drivers of that growth.

What has been evident is the emergence of first 
home buyers seeking out affordable housing 
options across the fringe suburbs in the Southern 
Highlands, essentially the villages such as Robertson, 
Bundanoon, Colo Vale, Hill Top and Tahmoor that 
are removed from the three major towns of Bowral, 
Mittagong and Moss Vale.

Most of these villages still have local shops, parks 
and schools and some have secondary rail services, 
but most are lacking in the larger supermarkets 
etc that the three main Highlands towns feature. 
Residents of the fringe suburbs will drive to the 
larger towns for these services (usually a ten to 20 
minute drive). When compared to the main centres, 
the fringe suburbs do offer better value for money. 
For example Hill Top has older style houses on 
smaller blocks (500 square metres) selling from 
early $500,000 to new 3-bedroom duplexes selling 
for $500,000 to $550,000. Likewise at Robertson 
the first home buyer can pick up a 3-bedroom 1990s 
built solid home on 770 square metres of land for 
early $500,000. The market in these villages has 
been strong over the past 12 months and that trend is 
expected to continue for the current period.

As far as advice to the first time buyer, it is always 
prudent to follow where planned infrastructure 
developments have been proposed. For example the 
recent announcement by the NSW Department of 
Planning that Wilton Junction has been designated 
as a priority growth area has brought the reality 
of the new township to accommodate up to 16,500 
dwellings across the 4,175 hectare site located off 
the M5 East Freeway a step closer. Other areas 
earmarked for residential development include 
Tahmoor and Appin. Closer into the existing 
townships of Mittagong, Bowral and Moss Vale 
it is anticipated there will be limited releases of 
land predominantly restricted to subdivision of 
appropriately zoned larger lots.

Southern Tablelands
There are similar trends evident in the Tablelands, 
with good land sales and new home construction 
activity in the new and modern residential estates 
on the fringe of Goulburn, including the Belmore 
Estate, Merino Country Estate and the Mistful Park 
Estate. New land releases are trading for $220.000 
to $250,000, with house and land packages ranging 
from $500.000 to $550,000. Likewise some of 
the villages between Sutton Forest and Goulburn, 
such as Marulan, have seen an uptick in first home 
owner activity, with new land releases being quickly 
absorbed by the market in the $160,000 to $190,000 
range for 1,000 square metre blocks. Part of the 

attraction here aside from lower entry price is ease 
of access to the freeway.

Newcastle
It’s little wonder that first time buyers are feeling the 
pressure to get into the market.

With interest rates at an all time low, it hardly seems 
fair that the Newcastle region is presently reaching 
record breaking sales month after month.

Even if you have enough deposit, a great credit rating 
and a steady job to service the loan, the chance of 
actually securing a property is tough as this is the 
highest month on record. With more than 50 parties 
at some inspections all wanting the home, it is 
pressure like we haven’t seen since the last boom in 
the early 2000s.

Emotions are running high with the fear of missing 
out again, with countless hours scouring the real 
estate web pages, the local papers and bidding to get 
your name at the top of the list with the agents so 
that you get the first invitation call. There are simply 
not enough houses and with demand outstripping 
supply, prices will continue to go up and queues will 
get longer.

In a vain attempt to get into the market, we have 
found an increasing trend of parents going guarantor 
for their offspring. On the surface this all seems 
very noble of parents to give their kids a helping 
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hand. A note of caution though, as this can also 
cause grief in the long run if payments by the 
children aren’t made on time, interest rates go up 
or something unforeseen happens in the market. 
The consequences attached to the security of 
the parent’s property can be compromised and 
potentially the parents could lose what they have 
worked all their lives for. This is where due diligence 
and focusing on areas where the potential for loss 
can be mitigated are critical. 

Areas such as Huntlee in the Hunter and surrounding 
suburbs offer first home owners attractive subsidies 
in the form of rebates such as landscaping packages, 
cash back incentives or furniture packages. This 
helps to get the sale over the line. Rental yields are 
considerable too and can mitigate future losses. 

It is easier said than done to find a suitable 
property under half a million dollars, but in areas 
such as Belmont, Swansea, Edgeworth, Boolaroo, 
Cardiff, Toronto, Wallsend and Barnsley and 
surrounding areas, there is still promise for first 
home buyers seeking houses. The unit market is 
still very reasonable in sought after areas such as 
Charlestown, Merewether, Nelson Bay areas and New 
Lambton. 

BIS Shrapnel forecasts put Newcastle’s growth over 
the three years to 2018 at 15%, so the time to get 
into the market would appear to be sooner rather 

than later. With market trends though and judging 
the past six months results, who really knows.

NSW Mid North Coast
This month we are looking at what young or first time 
buyers can afford in our Mid North Coast market.

As we have noted in previous issues, the Mid 
North Coast property market is going strong with 
increasing values, strong rentals and limited stock 
currently available.

This is causing problems for first time buyers as they 
compete with the generally more affluent investor 
market.

The new rapidly developing outlying subdivisions 
to the west of Port Macquarie (Inneslake,  Brierley 
Hill and Thrumster areas) and to the south (Bonny 
Hills and Lake Cathie) have seen high demand for 
residential blocks over the past year. Purchasers 
appear to be a combination of investors and new 
home buyers, predominantly in the $450,000 to 
$600,000 segment. First home buyers are targeting 
the lower end of this segment and accessing the first 
home owner grants (for new homes). While this can 
be more expensive than some of the established 
areas closer to town, access to the first home owner 
grant is proving the difference.

However, a lack of available land is becoming a 
problem, with often only house and land packages 

available for purchase. First home buyers often have 
to opt for higher value land and building packages, 
which may cause some mortgage stress in the future 
if interest rates rise.

In the larger towns, first home buyers have often 
opted for residential units and villas in the lower 
value range ($300,000 to $400,000) with not only 
the price but the low maintenance proving attractive. 
However these are also very popular with mum and 
dad investors who are finding that these investments 
are often neutrally geared and relatively low risk. 
This has seen significant increases in values for these 
lower end products.

The only product we would advise first home owners 
to avoid would be serviced apartments. As the option 
of rent-vesting is gaining popularity, we would advise 
first home owners to stay away from properties that 
can’t be lived in permanently. While the appeal of low 
purchase prices may be tempting, the high ongoing 
running cost, low returns and limited prospects for 
capital growth see this segment as a no go for first 
home owners looking to get onto the property ladder.

NSW Central Coast
Talk of first home buyers on the Central Coast is 
typically linked to the more affordable locations 
within the region or in some case the home unit 
market. Although there are several exceptions, 
higher priced real estate is most often in the 
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beachside or rural residential suburbs and as we 
radiate away from these, a lower value base is seen.

These areas are where we expect the typical first 
home buyer to be looking.

In Central Coast terms, the region provides many 
choices. Starting at the northern end, first home 
buyers would be looking at Gwandalan for newer 
housing and Lake Munmorah, San Remo, Budgewoi 
and Gorokan for older dwellings with good school 
options and shopping available. Those with more to 
spend can also find new and newish housing in the 
Woongarrah, Hamlyn Terrace and Wadalba areas.

In terms of prices, this nowadays starts above 
$400,000 for older dwellings and upwards of 
$500,000 for newer housing. Depending on the 
location and price, many of these dwellings will be 
unrenovated. 

Towards the south of the region, first home buyers 
have been eyeing off suburbs such as Narara, 
Niagara Park and Wyoming as a starting point. These 
are older suburbs with generally older dwellings 
and prices rarely seen below $500,000 with good 
transport links, close to schools and close to shops. 

The main northern railway line runs through the 
region, but without rail corridors to the suburbs 
away from it, public transport is a little limited on the 
coast, so options for first home buyers without motor 
vehicles are similarly a little limited.  However, the 
number of new unit complexes recently completed, 

currently under construction, planned and already 
existing in the Gosford City Centre should go some 
way to addressing this problem.  Old and new units 
provide an affordable option for first home buyers 
with the prospect of turning them into investment 
properties should unit living be replaced by living in a 
freestanding dwellings.

Speaking of investors, we think it could be said with 
confidence that the price point for investors and 
owner occupiers is quite similar. Many of the typical 
first home buyer suburbs are shared with investors.

Back to the first home buyer, we find that developers 
are well attuned to the needs and wants of this 
market. House and land packages are considered 
mostly good value when the inclusions in the 
products are listed. In terms of housing, the suburbs 
of Woongarrah, Hamlyn Terrace and Wadalba are 
where the bulk of the house and land packages can 
be found. Many have 4-bedrooms, 2-bathrooms, 
double garage, modern finishes and are ready to 
move into. Prices are in the mid to high $500,000s 
with more affordable options available for smaller 
dwellings, but with the same level of finishes and 
amenity.

For those who find new housing in a developing 
estate not to their liking, we suggest the buy and 
renovate option. As mentioned, buy in price points 
for older housing in more established suburbs is 
affordable for first home buyers with the option of 
renovating or value adding in the short with a view 

to on selling at a profit or retention of the dwelling 
indefinitely. As seen in the Sydney market, there are 
many instances of group buying with friends, family 
or some other group arrangement and no doubt 
it is occurring on the coast, although we see little 
evidence of it. With the vast diversity of properties 
available here, it is perhaps something that may be 
catching on.

When we talk of hot areas on the coast, we think 
there are many at the moment, so perhaps a more 
sage discussion would be about areas to avoid. In our 
opinion, value growth in some areas has exceeded 
our expectations to a point we think there is cause 
for concern as to the sustainability of the values 
reached. These areas include the Peninsula suburbs 
of Umina Beach, Woy Woy and Ettalong Beach where 
property values are considered at their peak with 
little room for further growth until the remainder of 
the market catches up. That said though, we must 
acknowledge that we have been saying this for some 
time now, but still they continue to rise. 

NSW North Coast
Lismore / Casino / Kyogle
One of the positives that can be found within the 
Lismore City area and the surrounding towns of 
Kyogle and Casino, is there relative affordability 
in comparison to other localities on the Northern 
Rivers/Far North Coast.

Yes…we have all heard the “multiplier effect” of the 
average wage for the region relative to the average 
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sale price in the local region. However, this can 
be somewhat of a misnomer as such broad brush 
analysis tends to group all properties under one 
banner in order to extract an “average” figure. A 
more precise method is to analyse the “break up” 
of these property types into their respective classes 
i.e. modern 3 or 4 bedroom homes with double 
garage; original 2 bedroom units with carport; vacant 
residential flood free land etc.

On this basis, there is ample opportunity of the first 
home buyer to get a “foot in the door” with starting 
prices of $250,000 to $350,000 for a comfortable 
3/4 bedroom, original home within Lismore City and 
approximately $200,000 to $275,000 within Casino 
& Kyogle.

However, there appears to be an emerging trend 
whereby the “tastes” of the first home buyer are 
becoming more “up market”. Not content with 
climbing the ladder to home ownership via the 
first “rough as guts” first home and house needing 
extensive renovation (but still habitable). No… it’s 
more like “let’s take advantage of the low interest 
rate environment and easier finance conditions and 
buy new land lot to build our dream home thanks 
to the subsidies offered” OR “I want that flash/’you 
beaut’ home on the north facing hill with panoramic 
views”.

While this may appear achievable under current, 
low interest rate market conditions, and through the 
plethora of easy finance through “not as well known” 
financiers, things can quickly become unstuck.

Such a monumental jump into the first new home, 
before building up the $ reserves, can act as a 
proverbial “millstone” around the neck with subtle 
changes in the interest rate; changing life conditions 
(as expected when young couples decide to start 
a family) or job loss (unfortunately, a common 
occurrence). 

Then those, comfortable “roast chicken dinners” can 
turn into “2 minute chicken noodle surprises” as the 
process begins to find ways of meeting the rising 
costs with every decreasing loose change.

Let’s face it, we all like to sing along to The Cars, 
“let the good times roll”, however, caution needs to 
be exercised in such times to ensure that when the 
inevitable “tough times” do occur, the house is not 
taken out from under our feet.

One of the strategies to accommodate the relieving 
of debt stress are for ambitious first time property 
owners to combine resources and spread the risk. 
There are, naturally, some issue that may arise 
from a “group” purchase (just imagine your first 
flat experience with 5 people sharing a house), the 
common thread of each having a financial interest 
in a property can act as a “glue” to keep people in 

check (hopefully). Just have something written up 
like a “formal written agreement” or “memorandum 
of understanding” to cover any potential “split” in 
the house ownership relationship.

We have noticed an increase in the advertising of 
housing stock from developers trying to appeal to 
the first home buyer. Such developments tend to 
be slightly different from the norm with emphasis 
on “affordability” and “community living’. Most 
of the residential structures in this instance are 
relatively compact and have shared “community 
gardens/landscaping”. Some developers have even 
self-imposed restrictions to only be made available 
to “first home buyers” and not investors. Other 
developments in the region have similar conditions 
with the offering of subsidies to “owner occupiers”.

First home buyers are always going to be in 
competition with investors to secure property in the 
more affordable sector of the market, particularly as 
investors are on the hunt for reasonable priced stock 
to generate a decent rent from.

Advice to first home buyers would be to have modest 
expectations and start off small. Life has a way of 
upsetting the apple cart at times, so it is best not to 
be financially exposed when chasing the dream of a 
“mansion” for a first home. Think more like, “this is 
something I can live in and do up”.
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Ballina/Byron 
There are options for first time buyers in the Ballina/
Byron area. This is evident with the first home buyers 
grant in the Ballina region, in providing financial help 
to purchase land and build. There is also opportunity 
for land within the new estate known as “EPIQ” in 
Lennox Head, where vacant land prices range from 
$250,000 to $300,000. In the Byron Shire there 
is also an opportunity to build or buy established 
homes in the suburb of Ocean Shores and further 
north. Suffolk Park and Byron Bay, however seem to 
be suburbs that are perhaps outpriced for first home 
buyers, unless they possess generational wealth, or 
inheritance of some kind. 

The options for investors verses owners do not 
differ in this sector. The two potential purchasers 
are competing against one another for the same 
product. Investors seem to be looking more towards 
purchasing in areas like EPIQ for potential market 
gains. But first home buyers are also looking to build 
in this area utilising land and home packages to their 
advantage.

In the Ballina and Byron Shires, there has been 
increased evidence of group buying. This is more 
specifically noted in the new coastal estates located 
at Wollongbar, Cumbalum, Lennox Head, and also 
using already established property in Ocean Shores. 
Potential buyers seem to work together in purchasing 
VL blocks over 800 square metres and then look to 

subdivide. We have also seen groups of two buying 
established homes that already contain one main 
house, and look to build another dwelling (as seen in 
Ocean Shores).

Developers in the areas of Byron Bay and Ocean 
Shores seem to be creating products that are 
helping first home buyers get into the market. These 
development works include the construction of 
units containing 1 and 2 bedrooms at maximum. In 
this effort to minimize the overall accommodation 
provided, it in turn lowers the overall cost, which 
therefore opens it up to the first home and entry 
level buyers. This product is appealing as it is 
creating a new way of affordability in the coastal 
resort market.

The advice to first home buyers looking to enter the 
market right now would be to if possible try and buy 
an established property. The reason being as new 
estates are released, local builders have been able 
to increase their building costs, resulting in a higher 
rate per square metre in turn pushing the price 
up on a house and land package. Therefore, there 
seems at the moment to be better value in finding 
an established house to purchase at a lower price. 
The cost of building is slowly increasing due to a high 
demand of builders verses lack of builders in the 
Ballina and Byron Shires.

First home buyers should pick a path of either 
buying a unit or an established home to maximize 

their money for value. If they were to look towards 
purchasing a unit the best suburbs to suggest would 
be in either Cumbalum or Ocean Shores with medium 
unit price points of $350,000 to $500,000. If they 
were looking towards already established homes, 
the suburbs to suggest would be Ocean Shores (that 
hold a median price point of $450,000 to $550,000) 
or in Lennox Head (that is slightly more expensive at 
$600,000 to $700,000).

There are no particular areas that first home buyers 
should avoid. The advice would just be to pick a 
price point and jump into the market. The current 
low interest rates are on your side, but if you were 
looking specifically at long term capital growth 
historically this has been achieved closer to the 
coastal regions.

The biggest mistake that valuer’s have seen first 
home buyers make in the Ballina and Byron Shires 
is a lack of careful planning in regards to additional 
costs upon entry into a property. For example buying 
land and building, first home buyers may not factor 
into their budget addition costs such as window 
furnishings, fencing, landscaping, retaining walls 
and other such additions that increase the initial 
market cost of the home from beginning to end. We 
have also seen the same costing mistakes in the 
established housing market, where there has been a 
lack of planning for renovations or improvements. 
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The Clarence Valley
In the Clarence Valley Shire there still remains an 
option for first home buyers. There is a range of 
townhouses available sub $400,000 in Yamba. For 
the 2016 year in Maclean, less than thirty percent of 
recorded sales were over $400,000. This is therefore 
an affordable area for first home purchasers.

With the influx of workers residing in these areas as 
a result of the Pacific Highway Upgrade, there has 
been an increase in the number of investors active 
in these areas. While these investors are driven by 
rental returns, it has not been considered to yet 
influence sale prices beyond the slightly upward 
trend already occurring. However, sales are tending 
to occur more frequently which is a sign of firming 
consumer sentiment.

In this LGA there has been no evidence of any clever 
strategies used by first time buyers to help them get 
in the market.

Residential development in Townsend is also creating 
an appealing product marketed to first home buyers. 
This locality has both vacant land and house and land 
packages available for less than $500,000.

The advice to first home buyers in the Clarence 
Valley would be that there is a real opportunity for 
purchasing a property that is ripe for renovation. 
Therefore creating a situation where your property 
could be uniquely suited to them without sacrificing a 
premium for brand new product in new estates. 

The particular locations or property types that home 
buyers should look out for can be identified in the 
following suburbs:

• Townsend – Suited to first home buyers that are 
interested in a brand new product. Townsend 
creates a perfect environment for vacant 
land as well as land and housing packages - as 
stated previously that are available for less than 
$500,000.

• Maclean – Suited to first home buyers in the 
market for perhaps an older product, holding the 
potential/opportunity for renovation

• Yamba – Suited to first home buyers that are in 
the market specifically for townhouses/ units. This 
area provides the most opportunity/widest range 
of different units for sale.

In regards to any dangers in the market for first 
home buyers, it can be seen that often a premium 
is paid for brand new product and this may not 
always be recouped at the time of the next sale if 
the market has not continued to benefit from capital 
gains. However, there are no overwhelming dangers 
for these buyers given current market conditions. 
The biggest mistakes that you see first time buyers 
making in this area is that it is possible that they may 
overcommit or forget the illiquid nature of property 
as an asset.

Tamworth
The overall affordability of Tamworth when 
compared to capital cities sees us a lot of first time 
buyers in both the owner-occupier and investor 
sectors. The $250,000 to $350,000 range is the 
most active for these buyers, with many choosing 
to buy within established suburbs and renovating 
older dwellings. Outside of this range the buyers are 
choosing to build rather then buy. The incentives 
offered (ie. no stamp duty, $10,000 grant) mean they 
will save money when compared to buying a house of 
a similar calibre. 

There is strong evidence of young people buying in 
Tamworth, particularly building homes, who come 
from Sydney and as they cannot afford to buy there. 

The biggest developer who aims at first time buyers 
within Tamworth is Hibbards. They have designed a 
package whereby properties are construced and then 
on sold as a new home. This enables first time buyers 
to buy brand new and entitling them to the benefits 
of no stamp duty and the grant. This also means they 
do n’t have the cost of paying rent and a construction 
mortgage. The company also has its own finance 
options in place where the customer needs only a 
few thousand dollars and a strong rent history to be 
able to purchase a home. The packages appear to be 
standing the test of time, and while a premium is paid 
for the properties at the start, 12 months of capital 
growth has been shown to be enough to cancel this 
premium out. 
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Our advice would be to ensure that you are 
purchasing within a good location. While prices 
in several suburbs can be very enticing for young 
buyers ie. less then $200,000, these areas 
experience little to no capital growth and are not a 
good long term investment.

Parts of west Tamworth and south Tamworth 
should be avoided as they have a strong housing 
commission population and historically experience 
very little growth when compared to non housing 
commission areas within the same suburb.

The mistakes we are seeing include going too big 
too soon, with many first time buyers who choose to 
build trying to build their ‘forever home’ and placing 
themselves in a situation where they struggle with 
martgage affordability. With the affordable options of 
Tamworth it is best to research and remember that 
this house will most likely not be a forever home for 
them, so spending $700,000 on a first home in the 
best suburb is not needed.
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Melbourne
Inner City
The most popular property option available within 
the Melbourne CBD and inner city, especially for 
first home buyers, would have to be apartments. 
Apartments can appeal to disenchanted first home 
buyers who can’t afford an inner city dwelling but 
want the inner city lifestyle. Inner city apartments 
can be desirable to young home owners as location 
means minimal travelling to work or social events 
and they often have common facilities such as 
gymnasiums, pools and saunas which are an 
incentive for lifestyle. 

Off the plan apartment purchases appear to 
be extremely appealing due to the First Home 
Owners Grant of $10,000 offered by the Victorian 
government.

In the Melbourne CBD, $500,000 can get you a 
2-bedroom, 1-bathroom apartment with a basement 
car space which would appear to be an affordable 
purchase point for most first home buyers, however 
the expected oversupply of city apartments and lack 
of capital growth can mean they are not a wise long 
term investment.

South East Suburbs
In the south east, in particular new estates, a 
large portion of purchasers are first home buyers 
due primarily to the relatively affordable housing 
options. In terms of new builds, turnkey packages 
are popular for investors as they don’t need to 

complete the additional items not normally covered 
in a standard building contract such as driveway, 
fencing, landscaping, clothesline and mailbox. On 
the other hand, first home buyers prefer a cheaper 
build contract and are more prepared to complete 
these items after handover.  In new land subdivisions 
there are often smaller blocks offered at a reduced 
price that would suit first home buyers who don’t 
necessarily require a large house site. In addition 
to this there are unit and townhouse developments 
in the outer south-eastern suburbs which have an 
affordable price point, however they may not have 
the best capital growth prospects compared to the 
same product in suburbs closer to the CBD. 

It is a popular option at the moment for parents to 
use equity in their homes and become guarantor 
to a loan in order to either get approval or to raise 
additional funds for a deposit for a first home buyer. 
Some ways in which first time buyers run into 
trouble is when over-extending or over-leveraging 
themselves to get into the market. It’s better to get a 
foot in the door and slowly work your way up to your 
dream house.

Eastern Suburbs
Within the outer eastern suburbs, typical options 
for first time buyers under $500,000 would tend 
to be restricted to apartments and single storey 
units constructed in the 1960s and 1970s.  However, 
moving further east to suburbs such as Wandin North 
and Seville, first home buyers do still have an option 

to purchase a house. For example, 588 Warburton 
Highway, Seville is a 3-bedroom, 2-bathroom 
weatherboard property set on 635 square metres of 
land which sold in November 2016 for $502,837. 

A strategy which has been used by first time buyers 
is to purchase a small 2-bedroom unit and rent one 
of the bedrooms to cover the mortgage costs. The 
purchaser simply rents out a bedroom within the 
property which is significantly cheaper than paying 
the mortgage themselves.

Generally, developers tend to be focusing their 
efforts on low rise apartments within the suburbs 
of Croydon, Ringwood, Wantirna and Ferntree Gully. 
The average resale price of 1-bedroom apartments is 
between $310,000 and $375,000. This is certainly an 
affordable option for first time buyers. 

It would be wise for first time home buyers to do their 
sums before purchasing an apartment due to the fact 
that body corporate fees can often be a significant 
additional monthly outlay in addition to the mortgage 
payments.  Older units within the outer eastern 
suburbs are also a good option as the body corporate 
fees tend to be lower and the accommodation tends 
to be larger than the newer apartments with a better 
scope to renovate or change the property.

Low rise apartments within Ringwood are a property 
type that first home buyers should consider.  With 
the presence of Eastland shopping centre, excellent 
transport links and the ongoing development of 
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the suburb, it is certainly a key draw factor for both 
future purchasers and investors.

Perhaps one of the biggest mistakes made by first 
home buyers is an unwillingness to compromise.  
With a buoyant property market in which demand 
exceeds supply, purchasers will often find that they 
need to be flexible with their list of demands in order 
to take their first step onto the property ladder.  

Northern Suburbs
The northern suburbs of Melbourne are providing 
a number of options for typical first time buyers. 
Options within the inner north are normally confined 
to apartment complexes and multi-unit developments 
where the median unit price (December 2016) is 
$505,000 and $638,000 across Brunswick and 
Brunswick West respectively. The median house price 
for 2-bedroom dwellings within these same areas 
increases significantly to $870,000 and $935,000. 
Moving further north, the median house price drops 
considerably with 3-bedroom houses in Epping and 
Craigieburn reflecting median house prices in the 
order of $453,000 and $390,000.

Developments within the outer northern suburbs 
of Melbourne are attempting to create affordable 
product targeting first time buyers. This product 
typically comprises smaller lot sizes in secondary 
areas.

Affordability is a real issue facing first time buyers. 
The First Home Owners Grant currently applies 
to new builds only which is something first home 
buyers should be taking advantage of along with 
the stamp duty reductions available. With the high 
number of new properties being created through 
the development of land tracts throughout the 
north of Melbourne, first home buyers should look 
towards underlying property fundamentals such 
as location and amenity as value drivers. Access to 
public transport and proximity to schools will likely 
make more overall long term sense especially with 
changing work commitments and growing families.

It is difficult to definitively establish areas to avoid. 
Buyers should be aware of how neighbourhoods 
can change as they develop and the time frames 
and likelihood that surrounding amenities will be 
established.

Overall, there are a number of options available to 
first time buyers within the northern suburbs of 
Melbourne depending on lifestyle and affordability 
choices. Looking towards the inner north, first home 
buyers will likely need to look towards apartment 
developments and unit complexes to establish 
themselves within the market. Heading further north, 
first time buyers will be able to purchase new or 
established freestanding dwellings at similar price 
points albeit likely at the cost of reduced amenity.

Inner West Suburbs
Within the inner west, the main options for first 
home buyers are apartments. Many new apartment 
buildings are being constructed within the suburbs of 
West Melbourne, Parkville and Travancore. Further 
west in the suburbs of Sunshine and Sunshine West 
there are affordable townhouse options. The median 
unit sale price in January 2017 for West Melbourne 
was $497,000, Parkville $497,000, Travancore 
$480,000, Sunshine $351,000 and Sunshine West 
$351,000 (source: RP Data). These sale prices show 
affordable options for first home buyers. 

Developers particularly within the Sunshine area 
are building affordable townhouses for the first 
home buyer. Furthermore, within the inner suburbs 
apartments are being tailored and marketed to first 
home buyers by developers.

Due to the magnitude of development currently 
occurring within the inner suburbs, first home buyers 
should be cautious when buying apartments. Once 
a volume of new stock comes to the market it could 
pose a risk to the apartment market. 

Outer West Suburbs
New land estates within the suburbs of Tarneit, 
Truganina, Wyndham Vale, Williams Landing and 
Werribee provide an affordable option for first home 
buyers. The median house sale price in January 2017 
was $480,000 in Tarneit, $492,000 in Truganina, 
$353,885 in Wyndham Vale, $461,000 in Williams 
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Landing and $450,000 in Werribee. (Source: RP 
Data). These median sale prices are much lower 
than the Melbourne metro median house price of 
$770,000 recorded for the December 2016 quarter 
(source: REIV).

A recent sale at 5 Limelight Terrace, Tarneit depicts 
an achievable property for a first home buyer. It sold 
on 8 February 2017 for $422,500. 

Source: RP Data

The property is comprised of 4-bedrooms and 
2-bathrooms and is situated on an allotment of 321 
square metres. This property would make an ideal 
family home. Although the inner suburbs are proving 
difficult for first home buyers, the outer western 
suburbs provide great opportunities for first home 
buyers. 

Horsham
The first home buyer market within the Horsham 
region ranges widely with age, occupation, income 
and savings. This is a region with relatively affordable 
housing with house prices ranging from $100,000 to 
$500,000, giving first home buyers the opportunity 
to enter the residential market at a price point 
affordable to them. Developers within the region are 
also providing house and land deals for first home 
buyers. This reduces the stamp duty that they pay 
and they receive a $10,000 grant towards their first 
home. 

A portion of first home buyers within the Horsham 
region purchase with the intention of renovating 
the property, however some purchases do not take 
into consideration the extra money and resources 
required for works to be completed and therefore 
can’t have the full enjoyment of the property. 

First home buyers are also competing with investors 
within this sector especially as interest rates are low, 
increasing the average house price in Horsham and 
making it harder for some to enter the market.

Mildura
One of the big attractions of living in a regional 
location such as Mildura is the relative affordability 
of housing.  It is much cheaper to buy a home in 
Mildura than in any of the mainland capital cities.  
Nevertheless first home buyers still face the 
challenge of saving a decent deposit.  

They also must decide whether they are prepared 
to buy an older home and then complete some 
upgrading or set their sights higher and buy a new 
home.  

Traditionally, first home buyers would start with a 
basic, older house and then trade their way into a 
newer home.  In the past ten years we have seen 
an increasing number of first home buyers electing 
to stretch themselves into a new home.  This trend 
reflects greater aspirations and has been assisted 
by low interest rates.  Developers have catered to 
this demand by reducing the average size of lots in 
new subdivisions in order to keep the price below 
$100,000.  However the cost of buying a new home 
is going to start at around $350,000, which will be 
beyond the reach of many first home buyers.

For buyers looking at cheaper options, we would 
suggest looking at either an older house in an inner 
city location or a 1980s brick veneer on a good sized 
lot.  These types of dwelling can be purchased for 
around $250,000 and can be upgraded once funds 
allow.  They are also going to be in more central 
locations than some of the current subdivisions.

Some first home buyers concerned about the cost of 
mortgage repayments will purchase an investment 
property initially in order to get a toe in the market 
and then continue to live with family or in a share 
house.  Rent returns are generally around 6% 
(before costs), making this an effective option for 
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people happy to be flexible in where they live for a 
period of time.  

Our recommendation to first home buyers is to save 
a decent deposit, live within your means and look at 
ways you can add value to your first home through 
landscaping or upgrading. 

Ballarat
Ballarat provides a diverse range of affordable 
housing in comparison to Melbourne and is attracting 
large volumes of buyers across all brackets due to 
this affordability and being an easy commute into 
Melbourne CBD.

For first home buyers, Ballarat provides a wide 
range of options with inner suburbs such as Golden 
Point, Redan and Ballarat East providing low price 
points with period housing, ripe for gentrification. 
These areas provide a good investment opportunity 
with good capital growth expected due to the high 
demand for good quality period style housing and 
proximity to the city centre.

Young families are being drawn to the appeal 
of new houses in affordable locations such as 
Lucas, Delacombe and Winter Valley. With these 
new estates, vacant land is in plentiful supply and 
building a new house provides an affordable option 
with lifestyle for young families. The capital growth 
in suburbs such as these is likely to be slow with 

a continuing supply of vacant land coming to the 
market.

In terms of affordability for investors, Wendouree 
and Sebastopol provide high rental returns and a 
stable source of income. These areas are unlikely to 
experience large capital growth, however pockets 
of Wendouree are currently showing strong growth 
around Ballarat Grammar and Stockland Wendouree. 

Overall, Ballarat provides a variety of affordable 
housing options for all types of purchasers.

Warrnambool
Warrnambool is considered an ideal area for young 
buyers. The typical first home buyer in Warrnambool 
has the ability, and will likely consider purchasing 
a vacant parcel of land and building in one of the 
following three encompassing newly developed 
areas; North Warrnambool; Dennington and West 
Warrnambool. Each area remains saturated with an 
oversupply of vacant land and would appeal to both 
investors and owner-occupiers. 

First time buyers looking at the Warrnambool market 
should focus on saving a deposit and weighting 
for the right property for them to purchase. The 
median house price in Warrnambool has had little 
growth over the past five years, so first time buyers 
shouldn’t have to worry about rapid growth and 
getting into the market in comparison to larger 

metropolitan areas. Their focus should be on saving 
a larger deposit and reducing their repayments once 
they make their purchase.

Echuca
There are still great opportunities for first time 
buyers in the $300,000 to $400,000 price bracket 
in Echuca/Moama, however strong demand for 
new estates has seen the average house and land 
package push closer to $400,000. 

Alternatives at the lower end of the market are units 
and town houses which are available for between 
$180,000 to $220,000 for basic units through 
to $300,000 to $375,000 for relatively modern 
3-bedroom, 2-bathroom townhouses. It is worth 
considering the demand for rentals and potential 
gains from depreciation for first home buyers 
who may look to retain their first properties as an 
investment, if and when they are ready to move on.
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Brisbane
Brisbane – we offer relatively affordable real estate 
and all the lifestyle benefits you’d expect from the 
capital of a jurisdiction named “The Sunshine State”.

There’s plenty to enjoy and you don’t need much 
coin to enjoy it – yet we struggle to snag the sort 
of numbers (both in transactions and values) that 
Sydney and Melbourne property achieve.

Among the major cities, Brisbane really is one that 
has plenty to offer the entry-level investor, but initial 
steps must include a realistic assessment of your 
finances and the ability to compromise now, in order 
to benefit later.

If you’re willing to position yourself a reasonable 
distance from the CBD, there are a plethora of 
options for first time buyers and investors. It’s all 
about realising this first purchase won’t necessarily 
be a home on the hill in St Lucia or penthouse in New 
Farm.

We at Herron Todd White say, “long live the older 
detached home!” when it comes to your first 
residential purchase. Target something that’s had 
some wear and tear but still includes that key 
property component of location. Nearby services and 
facilities are major factors in price growth.

You can renovate the improvements, but you can’t 
relocate the real estate.

Locations that are worth considering for first 
homeowners should include those with a comparably 
lower median house price. Think about addresses 
such as Runcorn, Calamvale, Drewvale, Doolandella, 
Salisbury, Coopers Plains, Heathwood and Forest 
Lake. Look for housing priced at sub-$600,000 
(which is the typical Brisbane median house price). 
Although you are competing with investors in these 
locations, with enough preparation, you stand a great 
chance of finding your first home.

Another area to search is our western corridor 
through to Ipswich. This patch offers some of our 
region’s lowest entry-level price points, and with 
great access to all the facilities you’d expect of a big 
city. There’s also great transport options if you do 
need to commute into the capital’s CBD.

Check out the suburb of Camira for some of those 
cheaper, larger blocks. If new housing is more your 
bag, then Springfield and Springfield Lakes are 
popular suburbs for first home buyers where there 
is affordability and proximity to both great public 
infrastructure and transport. It’s also kind of nice 
to be living in a brand new or near new home for 
your first foray into residential. However if you do 
choose second hand, it’s possible to get a three-bed, 
two-bath, one-car car dwelling on a small allotment 
at Springfield Lakes from $330,000 to $380,000. 
There’s also the option to buy a townhouses or unit, 
although these historically don’t achieve the same 
capital growth as houses.

If you’re an entry-level investor looking to be part 
of Brissie, then you’re probably considering units 
and townhouses at the moment – but as we’ve been 
warning for some time now, be careful! Off-the-plan 
investor stock that has limited appeal to owner-
occupiers is at oversupply and the potential for 
capital gain is limited.

Many investors are also looking at detached homes. 
We’ve seen a trend towards housing in areas like 
Sunnybank Hills, Macgregor and Coopers Plains 
where investors buy highset housing and rent out the 
lower level separately to increase the return.

In the western corridor once more, investors like 
Redbank Plains, Gailes and Collingwood Park. These 
suburbs have very low price points for established 
housing and while fitouts can be modest, rent returns 
are strong.

Overall, our advice for first time buyers is to be 
prepared and look for smart strategies that help 
you get into the market. Maybe there’s the option 
of gaining support from the bank of “mum and 
dad”. Even if they don’t have the ready cash, going 
guarantor on a loan can be great step up from your 
folks.

To help tap into the cry for more affordable property, 
we are also seeing developers pitch product to 
the sector. A number of Southeast Queensland 
subdivisions are providing small lot housing on 200 
to 350 square metre lots to help reduce the price 
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point. This approach is most effective in projects with 
good proximity to amenities and infrastructure. 

In our opinion the safest option for an average 
affordability-driven buyerwould be an established 
1970 to 80s style property up to 20 kilometres 
from the CBD but still close to amenities. Look for a 
house that is liveable right now that will also benefit 
from future renovations. For example $500,000 in 
suburbs like Chermside, Geebung, Arana Hills and 
Ferny Hills should work nicely.

As for what to avoid? We would say the new units in 
large inner city developments. While they can provide 
a product at a more achievable price, given current 
and proposed supply there is significant risk of a 
softening in values. Also avoid units and townhouses 
that are selling at a premium price point throughout 
the Ipswich area.

For our parting advice – don’t overspend particularly 
on the initial purchase of renovatable product. You’ll 
end up having to skimp on the renovation to cut costs 
and you won’t be doing yourself any favours come 
resale time.

Toowoomba
With a large supply of product on the market, 
steady investor interest and land developments still 
underway, Toowoomba continues to offer affordable 
options for first time buyers as it traditionally has 
done. Land development in the western suburbs 

including Glenvale and satellite suburbs such as 
Wyreema and Cambooya have offered affordable 
land or house and land packages for first time buyers 
looking to build. Some new developments in the 
western suburbs have introduced  small lots, which 
may be attractive to first time buyers because of 
their lower price points than traditional sized lots. 
This has been enhanced by the current low interest 
rates, developer land rebate offerings and $20,000 
first home owner grant available until 30 June 2017. 

The number of new houses and particularly 
units coming on to the market has resulted in 
an oversupply in some areas, resulting in price 
reductions across older established properties in 
the sub $400,000 market. This has resulted in 
significantly reduced asking rents and increased 
vacancy rates up to around 3.9%. 

First time buyers should consider all avenues such as 
an existing property in an older established area.  An 
older, possibly smaller property in need of some TLC 
could present an opportunity for a first time buyer 
to get a foot in the door of the property market at a 
much lower price than a brand new larger house in 
a newly developed area. Many of these properties 
are located in suburbs close to the CBD. The first 
time buyer could potentially build capital with future 
improvements. First time buyers need to be cautious 
and mindful of their desires versus their necessities.  
They may need to lower their expectations, making 

sure they do not go over their heads in debt which 
may not be sustainable.  

Although the cost of living is continually rising, 
lending criteria of financial institutions is tightening 
and average household incomes are currently 
stagnant, the above factors show Toowoomba and 
its surrounding suburbs offer a range of affordable 
options for first time buyers looking to buy in or close 
to a regional city location.

Gold Coast
Affordability is all the rage at present so we’d like to 
touch on the theme as part of a big picture look at 
our markets.

In the Gold Coast Central area there are limited 
options for first home buyers that represent good 
value for money and show potential for capital 
growth over the short term. 

For the under $500,000 bracket this market is 
typically limited to the townhouse and unit market, 
for example:

• 3-bedroom, 2-bathroom townhouses in Robina – 
under $450,000;

• 2-bedroom, 2-bathroom high rise units in Surfers 
Paradise - under $400,000.

First home buyers would find it very difficult to find 
detached housing under $500,000 in the central 
suburbs such as Benowa and Carrara.
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First time buyers are still competing with investors to 
find affordable options. We’re not seeing many first 
home buyer entering the market in the general area 
at the moment.

Whilst first home buyers haven’t invoked any 
strategies to get into the market, those fortunate 
enough to be able to purchase in the central area 
have generally paid above list price to beat investors 
to the punch which is a concern as it pushes both 
markets up.

Advice to a first home buyer in the area would be to 
rent.  Have patience! And continue to save as much 
as you can. 

For those who have saved and are in a position to dip 
their toes into the market, the focus in this central 
area would be on the following areas:

• Southport offers affordable housing in a central 
location with the lure of increased infrastructure 
over the past few years.  This makes the area more 
attractive and the area will definitely be in the 
spotlight leading into the Commonwealth Games;

• Robina also has affordable housing in a central 
location with good opportunities to buy modern 
housing. For the first home buyer who wants to 
invest it offers strong rental returns.

• Miami is poised to rise in line with property prices 

in neighbouring suburbs such as Burleigh Waters 
and Mermaid which have skyrocketed over the past 
18 months.  Miami is also close to the beach which 
is attractive.

• Merrimac gives first home buyers affordable 
housing with good buying opportunities compared 
with similar style properties in some suburbs west 
of the M1.  It is close to public transport and easily 
accessible for the Brisbane commute.

The central areas of Burleigh and Burleigh Waters 
are becoming overheated.

Central North Coast (Southport to Hope Island/
Helensvale)

Much of the Broadwater area has mostly priced itself 
out of the first buyer market so options are being 
pushed to the west.

Typical first home buyers are entering through 
the low rise units of Labrador, Southport and 
Biggera Waters.  A typical unit circa 1980 or 1990s, 
2-bedroom, 1- to 2-bathroom in a small complex of 
say five to 20 units would be in the price bracket of 
say $240,000 to $340,000.

Dwellings at Helensvale, Arundel and the western 
part of Parkwood are also attracting the first home 
buyer. Three and 4-bedroom detached dwellings 
circa 120 to 160 square metres of living with single 

or double garages are achieving prices between 
$450,000 and $550,000.

First home buyers are competing with investors at 
these price points putting upward pressure on values.

An example of a clever strategy was the purchase of 
a 2-bedroom unit for $205,000 in a small five unit 
low rise complex. The buyer had identified the parent 
parcel and location as desirable for redevelopment. 
He plans to bind the other unit owners into a 
collective agreement to market the entire site to 
developers. 

Products to avoid are developer sales of the new 
units. These are currently saturating the market 
selling under intense marketing campaigns mostly to 
interstate and foreign investors.

Gold Coast South
The options for young first home buyers for dwellings 
in established coastal suburbs from Burleigh Heads 
to Coolangatta are limited at present due to limited 
stock putting upward pressure on values. First home 
buyers will need to look at units to enter the market 
for these suburbs. Please refer to the photos below 
for the product type first home buyers are generally 
purchasing under $400,000.

However, dwellings for young first home buyers are 
still attainable in up and coming suburbs and suburbs 
further away from the coastline such as Currumbin 
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Waters, Tugun, Varsity Lakes, Tweed Heads West, 
Tweed Heads South, Bilambil Heights, Pottsville and 
Murwillumbah.

The options in these suburbs are generally similar 
for both investors and owners. The exception is in 
suburbs with developing estates such as Pottsville, 
Terranora, Tweed Heads South and Murwillumbah. 
Investors can purchase a new home with the added 
appeal of depreciation and young first home buyers 
can build their new home for under $525,000 (land 
and house).

At present there are developers creating product 
for young first home buyers on the Tweed Coast in 
estates such as Fraser Cove at Tweed Heads South 
and Seabreeze at Pottsville.

In this region the property type to avoid would be 
the new unit market. Recent history has shown that 
the unit market is the most volatile and has been 
the slowest to recover and therefore the more risky 
option for growth and return at some future point.

The biggest mistake is first time buyers borrowing 
to their capacity. If interest rates were to rise in the 
coming months, this could add additional pressure to 
make the monthly repayment.

Gold Coast North-West
In the Gold Coast north west area, duplex units are 
very popular with first home buyers as they seem 
to be a good entry level price point with decent 

capital growth possible giving it the edge over low 
rise and townhouse units. Alternatively first home 
buyers are pushing further west to Yarrabilba and 
Jimboomba where a new house and land becomes 
more affordable with small houses of 3-bedrooms, 
2-bathrooms with single car garage on smaller 
lots around 250 square metres start at around 
$335,000.

Investors in this region are mainly going for new 
houses with the added appeal of depreciation that 
you only get with something very modern.

Smaller developers are aiming directly at first home 
buyers with their house and land package options 
which have been very popular with local first home 
buyers and represent good value for money. These 
first home buyers have the added appeal of not 
having to go through the construction process and 
just paying for a completed house. This product 
seems to be consistently good value.

The best advice for first home buyers is to take your 
time to check out as many surrounding properties 
as possible and look closely at the attributes that 
will make a difference in re-sale later down the track. 
For example the position of the property may be 
suffering from a negative such as being close to a 
busy road or near some negative feature such as 
power lines. The standard of appointments on offer 
in the properties available such as stone bench tops, 
ducted air conditioning or high ceilings should also 

be considered. A little more time looking around to 
identify the best possibilities in these areas will give 
you the best chance at a good result later on.

In this region, the property type to avoid would have 
to be the low rise unit. Recent history has shown that 
the unit market is the most volatile and has been 
the slowest to recover and therefore the more risky 
option for growth and return at some future point.

The biggest mistake made by first home buyers is 
borrowing to their capacity or beyond if there is an 
interest rate increase. Be sure that this is factored in 
and just because the broker or banker says you can 
borrow a certain amount, it doesn’t mean you should. 

Sunshine Coast
The residential housing market on the Sunshine 
Coast over the past 24 months has seen a significant 
improvement in sales volumes and values after the 
down turn that occurred post the GFC. This had 
made it a lot harder for first home buyers to enter 
the market as values continue to increase although 
mainly for traditional properties.

By that we mean that there is certainly a price point 
in which the majority of first home buyers are priced 
out of the market. This has led to developers and 
builders getting creative with lot sizes and the design 
of new homes. Developers and builders have a larger 
variety of different lot sizes and house designs 
targeting first home buyers from small lot detached 
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housing (sub 250 square metre lots) to terrace style 
housing (circa 100 square metre lots) that provide 
small 2-bedroom, 2-bathroom accommodation with 
a single lock up garage.  Many first home owners are 
now turning to these smaller house options in order 
to get a foot in the door as an alternative to strata 
titled townhouses and units.  

There are a number of clear strategies used to enter 
the market. These range from utilising the $20,000 
First Home Owners Grant from the government 
to using their parents’ equity as guarantor. The 
$20,000 Government grant is for the first home 
buyer to build a new home rather than buying 
established product. The traditional 600 square 
metre lot with a 4-bedroom, 2-bathroom dwelling 
with a double lock up garage is becoming a lot harder 
for first home owners to obtain unless they move 
further from the coast to the hinterland towns. Other 
strategies include purchasing a house and land 
package from a builder so they do not have to start 
paying a mortgage on the vacant allotment as well as 
paying rent during the construction period.

Within many of the new estates where these small 
lot products are being targeted at first home buyers, 
we are also seeing strong investor interest in these 
properties. Some concerns going forward are the 
amenity of these areas and estates and achieving the 
right mix of owner occupied and investor properties. 

If the mix is skewed too far in the direction of 
investors with a significant number of properties 
being rentals in these small lot areas, the amenity of 
the area could be adversely affected.

The most popular areas for first home buyers on 
the Sunshine Coast are Caloundra West and Sippy 
Downs, closely followed by the hinterland townships 
which are becoming more and more popular.

Generally the first home buyer market on the 
Sunshine Coast is predominantly the $300,000 to 
$500,000 value range, however as a result of the 
low stock levels and increase in values across the 
coast, opportunities in this price range are becoming 
harder to secure.

Hervey Bay
The Fraser Coast has some good affordable options 
for first home buyers.  There are currently two main 
developers targeting entry level buyers who seem 
to consistently turn over stock in the sub $370,000 
market. Construction of late has been very steady 
on the Fraser Coast, with construction companies 
maintaining a steady work flow. The Fraser Coast 
Regional Council currently has an affordability 
project in place offering $12,000 grants for new land 
or new house and land packages within designated 
growth corridors. 

The State Government also has the first home 
owner grant of $20,000 available. With these 
two grants in place, buying a first home may be 
affordable for some eligible applicants. Feedback 
from some mortgage brokers has revealed that first 
home buyers in the area still find the entry price of 
$330,000 to $370,000 too high given the low socio-
economic status of the area.  It is thought that with 
the steady increase in medical facilities and allied 
health industries in the region, this may turn around 
in the short to medium term.  The State Government 
has a stamp duty concession for first home buyers 
buying a property valued at less than $550,000 or 
vacant land less than $400,000.

Existing older stock typically sells within three 
months with a reasonably high demand for property 
priced below $300,000.  Units are another option for 
first home buyers, with some townhouses ranging 
between $230,000 and $330,000 for property built 
within the last ten years.  Sales of older units range 
between $170,000 and $220,000 with many in need 
of refurbishment but most are well located close to 
the beach, schools and shopping.  Rents have been 
gradually appreciating over the past two years, with 
yields typically achieving between 5% and 8% gross 
return.  Depending on individual circumstances, it is 
advisable for first home buyers to live within their 
means and not over extend with a high financial 
burden.
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Bundaberg
Yo, young peeps.

Sup!!!

As the intro suggests we are looking at the young 
buyer options in our patch.

At the moment, the market in Bundaberg 
indicates a softening in values particularly at the 
bottom end of the market. For example a lowset 
circa 1940s timber weatherboard with tile roof, 
comprising of 2-bedrooms and 1-bathroom with a 
carport is currently under contract for $135,000 
#bargainoftheyear #absolutesteal.

Another opportunity for the younger generation 
was a property currently under contract by 
the mortgagee that consisted of a 2-bedroom, 
1-bathroom dwelling with a pool on 1,100 square 
metres. The split level house had the kitchen 
renovated with stone benches and two pac 
cupboards and the bathroom was also fully 
renovated. The upper level also had a 40 square 
metre extension which will be two bedrooms and 
an en suite. This new area has been clad with 
plasterboard and the wiring and water pipes have 
been run. The area under the extension is now a 
carport. This property needs work to finish it off but 
represents outstanding value for those on a limited 
budget. It is currently under contract for $157,000. 
#missedtheboat.
#Bundabergisveryaffordable.

We would suggest that the options for young buyers 
currently are at the lower end of the market in 
Bundaberg.

Emerald
Options for first home buyers are endless.  The 
market has just bottomed and some market sectors 
are starting to firm again.  It’s now five years since 
the market crash and now is the cheapest time to 
buy in the past ten years.  Most price categories are 
starting to firm (apart from units) and it comes down 
to what the buyer can afford.  It’s the cheapest time 
to buy acreage especially if it’s not in good condition 
and it’s the cheapest time to buy a 1994 former mine 
home which provides average to above average 
accommodation for around $200,000.  Confidence 
is growing again in the resource sector generated 
by increased employment off the back of better 
coal prices.  It all depends on where the coal price 
will settle as to how far values rise.  Most first home 
buyers are operating in the $100,000 to $275,000 
price range.  What most are reporting is that the 
deposit required by some banks is considerably 
higher than in the past and the amount varies greatly 
between banks.

Gladstone
As mentioned in prior editions, the key driver in the 
Gladstone market is affordability. Value levels for 
all property types are the lowest they have been in 
over a decade and this has resulted in significantly 
increased activity. There is definite activity from 

first home buyers looking to get into the market and 
there are definite bargains to be had given that most 
properties are selling at below replacement cost. 
The $150,000 to $250,000 price bracket is the most 
active closely followed by the $250,000 to $350,000 
bracket. Some first time buyers are starting to move 
into typically investor driven modern estates where 
you can now buy a modern 4-bedroom, 2-bathroom 
home for under $300,000. 

Rockhampton
First time buyers are spoilt for choice in the 
Rockhampton region at present.  Older, established 
areas of Rockhampton offer an affordable start 
anywhere from $150,000 (out of flood areas).  These 
properties do often require work to enhance appeal 
and will generally provide 2-bedroom, 1-bathroom 
accommodation. 

If first home buyers have a bit more backing, around 
$300,000 will see a high set circa 1970 chamfer 
board in popular north Rockhampton suburbs such 
as Frenchville and Norman Gardens as a good start.  
Alternatively, a Queenslander in Allenstown or 
Wandal is also a good option.

Gracemere provides affordable, modern housing 
with on ground brick, 4-bedroom, 2-bathroom homes 
ranging from $215,000 to $285,000. 

Historically, first home owners and investors are 
active in the same market sectors in and around 
Rockhampton.  Recent years have seen investors 
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limit activity in the region as rents weakened as a 
result of the mining industry downturn and capital 
growth eased or weakened.  2017 is starting to see a 
more positive sentiment surround the local economy, 
so we may see first home buyers competing with 
investors again in the medium term. 

Given the affordability in this region, strategies 
to enter the market such as group buying are not 
necessary for most.  Developer activity has been 
relatively low in the area, also a result of the recent 
state of the local economy.  2017 seems to be having 
more positive effects on the market so far, however 
it is unlikely this will trigger any significant developer 
activity for first home owner product as current 
supply needs to be taken up first. 

It is recommended that first home buyers research 
the market prior to committing and be prepared for 
capital growth to be a long term goal as it is unlikely 
that the rapid growth seen in the last up-cycle will be 
repeated in the short to medium term.

Mackay
This month we look at the first home buyer and for 
the second month this year I have a big smile on my 
face writing this column. While the past three years 
have not been pretty, we now see the best buying 
conditions for the Mackay market in over a decade, 
with a plethora of options for the first home buyer.

If you are handy with a hammer and paint brush, 
there are older style 1950s to 1960s homes in the 
established suburbs on both sides of the river for 
under $200,000 and if you’re really handy, for well 
under $200,000. Moving up, there are good 3- and 
4-bedroom 1990s dwellings available for between 
$250,000 and $350,000 and if you want to live up 
to your Gen Y reputation (or Millennial, I can’t keep 
up!) and want everything now, you can buy brand 
new 3- and 4-bedroom dwellings starting at under 
$400,000.

One trend we are seeing with first home buyers is 
that they are moving into what were traditionally 
investor driven estates. Blacks Beach Cove was 
traditionally seen as an investor driven estate, 
however with the downturn in the market and the 
significant reduction in rents, investors have all 
but left the market. Values have now fallen to the 
point where first home buyers are looking at the 
estate based solely on affordability. Modern 3- and 
4-bedroom dwellings between three and eight years 
old can be had in this estate for between $220,000 
and $270,000.

In the past few months, we have seen sale volumes 
increase right across the market.  While this has not 
translated into any value gains yet, there appears 
to be a feeling of optimism that the worst might be 
behind us.

Whitsundays
First home buyer options are ever present in the 
Whitsundays. There are brand new house and land 
packages (4-bedroom, 2-bathroom,  two car garage) 
starting from low $400,000 in suburbs such as 
Cannonvale, Cannon Valley and Jubilee Pocket. 
These suburbs also offer older style homes stating 
from high $200,000 and for the budget conscious 
single, there are units that start in the mid $100,000s 
in Cannonvale and Jubilee Pocket.

There is also Proserpine which offers similar options 
for the first home buyer.

There appear to be first home buyers scattered 
throughout each different option at present with no 
option being a real stand out.

Townsville
As the residential property market stabilises and 
market sentiment increases, affordability concerns 
continue to drive the first home buyer market.

With the market remaining fragile and presently 
positioned at the bottom of the cycle, there are 
good buying options available within the established 
property market.  The buying options for first home 
buyers are generally different to those of second 
and third home buyers who typically have a higher 
price entry point, however first time investors may be 
likely to compete directly within the first home buyer 
price bracket.
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Within the new housing market, builders are offering 
affordable house and land packages tailored to 
entry level budgets.  Price entry for a new home 
is from the mid $300,000s with first home buyers 
currently qualifying for a $20,000 first home buyer’s 
grant.  Along with this government incentive, some 
developers are also offering assistance of no or low 
deposit finance.

Overall the market is presently well placed for first 
home buyers wanting to enter the property market 
with prices at the bottom of the market cycle, access 
to the $20,000 first home buyer’s grant for new 
homes (until 30 June 2017) and builders offering 
competitive house and land packages allowing 
prospective buyers plenty of opportunity to shop 
around.

Cairns
The Cairns economy has improved significantly 
over the past 12 months with particular acceleration 
evident in the region’s tourism industry, but the 
property market continues to lag behind the 
economy as a result of slow property demand. 
Buying activity among first home buyers appears to 
be especially shallow.

With job security being one of the prime 
determinants of residential home owner demand, 
the changing nature of the labour market has had a 
distinct impact. Our analysis of the Cairns regional 
labour market indicates that over the ten year 

period from December 2006 to December 2016, 
there has been an employment increase (in trend 
terms) of about 7,500 persons. However increased 
casualisation of the workforce has meant that even 
though employment has expanded overall, the full 
time workforce has actually shrunk by about 8% 
over this period, while the part time workforce has 
increased by 50%. The upshot is that over the past 
ten years, the percentage of people working part 
time has expanded from 26% of the employed labour 
force in December 2006 to 37% in December 2016. 
The consequential loss of job security, borrowing 
power and the ability of first home buyers to 
participate in the property market could not be more 
evident.

Another influence on first home buyer demand has 
been the limited ability to make use of the first home 
owner grant which stands until 30 June 2017 at 
$20,000. With Cairns experiencing slow new housing 
construction and almost non-existent new unit 
constructions, options for first home buyers to avail 
themselves of the grant have been constricted.
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Adelaide
Affordability is all the rage at present so we’d like to 
touch on the theme as part of a big picture look at 
our markets.

With this in mind, think about what first time buyers 
are doing to get into your particular market. Ask 
yourself the following questions, and expand broadly 
upon your own answers:

Within Adelaide, there are still options for first home 
buyers. The CoreLogic Hedonic Home Value Index 
noted that Adelaide had a median house price at 1st 
November 2016 of $420,000. Given the median price 
is under $450,000, properties are available but they 
decrease in numbers the closer you travel to the 
CBD. 

First home buyers need to determine if they are 
prepared to make lifestyle sacrifices long term to 
afford a more expensive dwelling or settle for a 
smaller dwelling, not so sought after location or 
possibly a unit or townhouse style dwelling. Although 
there are older participants in the market seeking a 
more low maintenance property, given the increasing 
age of first home buyers, they are typically seeking 
detached dwellings on larger allotments to suit 
growing families. 

The options for investors and owners are fairly 
similar and in many cases, are further fuelling 
competition in some areas. Given historically low 

interest rates, first home buyers are competing with 
investors in many areas. 

Have you come across clever strategies used by first 
time buyers to help them get in the market? (e.g. 
“rentvesting”or group buying)

Although there has been increasing media discussion 
regarding group buying or ‘rentvesting’ (that is 
buying a property whilst continuing to rent in a 
more desirable suburb), it appears this may only be 
occurring within Adelaide and South Australia in very 
small numbers. We attribute this to more affordable 
house prices than the eastern states of Australia.

Developers in Adelaide appear to have more of an 
investor focus and seem to target them with the 
lure of potential tax concessions particularly for new 
properties. There are apartments/townhouses being 
constructed in areas such as Prospect, Campbelltown 
and even in areas to the south such as Morphett 
Vale and Christies Beach. Although many of these 
properties are within a more affordable price bracket, 
they may not suit first home buyers with growing 
families who are seeking more space and a backyard.

Consider what your plans may be for the next five 
to 10 years which we understand can be difficult. If 
there are no plans to settle in one area, perhaps a 
‘rentvest’ scenario may be more suitable. Although 
this is fairly ‘well worn’ advice, if it is becoming 
increasingly difficult to purchase in your desired 

area, look to suburbs on the fringe of where you 
would like to live. Consider purchasing a property 
without the ‘bells and whistles’.

Areas such as Woodcroft, Hope Valley and Windsor 
Gardens offer housing options under $500,000 and 
reasonable access to the Adelaide CBD. 

The current median prices for houses in these areas 
are: Woodcroft ($370,000), Hope Valley ($390,000) 
and Windsor Gardens ($430,000)

Have a look at areas with more properties on the 
market. In suburbs where there is very limited supply, 
competition is high and there are less properties 
being fought over by more potential purchasers. 
There are increasing numbers of apartments being 
offered to the Adelaide CBD market. Although this is 
an attractive location, there are likely to be limited 
capital gains in the short term given the increased 
supply.

Things are easily said in hindsight, but becoming too 
emotionally involved with the process and potentially 
over spending. It is also important to first home 
buyers to do their research (enlist a valuer, speak to 
agents, attend auctions in their desired area) before 
making a purchase.

If you have any statistics, recent sales or case studies 
to help tell your story then all the better.
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For the first time buyer trying to get a foot into 
the property market there are plenty of options to 
purchase a house, townhouse or unit just outside 
the major city centres which can be good value 
for money and provide a great first step into the 
market. Properties that are dated or in need of 
renovation can be a cheaper option provided the 
home is structurally sound. You can always add a 
lick of paint and give it a good clean up internally 
and externally to improve the appearance and value 
of the property. Renovating as your budget allows 
is also a great option. Properties located close to a 
good range of facilities, larger infrastructure such as 
shopping centres, educational and health institutions 
and public transport tend to be popular with young 
first home buyers. There has been an increase in 
interest for units and townhouses from some young 
buyers as the lower maintenance required for these 
properties is of appeal.

Investors are generally focused on suburbs that 
provide the greatest rental return and tighter 
vacancy rates. This allows the first time buyer the 
option of purchasing a property in an area which is 
not as strong in the rental market and therefore may 
not have as much interest when placed on the market 
which allows the buyer room to negotiate the price.

As rental yields are currently strong and vacancy 
rates are low throughout the greater Hobart region, 
many first home buyers are opting to rent out their 

properties for the first few years while they continue 
to live with family or friends. With the strong yields 
in the rental market many properties are or are near 
positively geared which allows owners to pay down 
their mortgages so payments are manageable when 
they choose to move into the property. 

Developers and builders are also trying to tap into 
the first home buyer’s market with many off the plan 
standard 3-bedroom homes coming onto the market 
with the option to purchase now via a deposit and 
pay the balance on completion of the build. This is 
a great option as first home buyers do not need to 
meet progress payments and therefore need not 
pay interest on their borrowing throughout the 
construction period. These homes are scattered 
around the outer Hobart suburbs which are mostly 
between 15 and 30 kilometres out of the Hobart CBD. 
There is also the First Home Owner Grant (FHOG) 
still available which is a one-off payment for eligible 
first home buyers and builders in Tasmania. From 
1 January 2016, the FHOG payment has been set 
at $20,000 for eligible purchasers of new homes, 
homes off the plan and owner/ builder homes. The 
payment is set to revert to $10,000 for transactions 
after 1 July 2017.

Advice for a first home buyer would be to have a 
reasonable deposit saved which will help the contract 
acceptance and finance approval move through 
without delay. If possible it is also beneficial to have 

already obtained finance approval as this will help 
in determining your price range and will save you 
potentially missing out on the property due to the 
vendor not wanting to wait for your finance to be 
approved should additional offers come through 
from buyers who do not require finance.

In the south of the state, Moonah and Glenorchy, 
approximately five and ten kilometres respectively 
north-west of Hobart, were strong performers 
throughout 2016 and are expected to be strong 
performers this year. Typically older style homes 
under 150 square metres or units under 100 square 
metres can be purchased within the $250,000 
to $350,000 range which also offer renovation 
potential to bring them up to date. 

In the north of the state for those wanting an 
entry level property in South Launceston a 
partially renovated, character property comprising 
3-bedrooms and 1-bathroom can be purchased 
for just under $275,000. West Launceston and 
Newstead are popular suburbs for first home buyer 
families looking within the $250,000 to $350,000 
price range. Both suburbs also offer the added 
convenience of being close the city and its facilities.

In some instances young first home buyers will 
purchase a home which requires considerable 
renovation work in order to make the home suitable 
for living. In many instances they will set out to 
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complete the renovation work themselves however 
quickly run into problems and then realise they will 
need to bring in a qualified tradesman to complete 
the work. This is where costs can quickly start to add 
up and go over budget.

A CoreLogic RP Data report on 1 February 2017 
revealed that Hobart has been Australia’s best 
performing capital city over the past three months. 
The Hobart market has continued to be driven by 
strong buyer demand, positive economic conditions 
and affordability. Results from the HIA released on 
31 January confirmed that Tasmania has Australia’s 
most affordable housing. The median price in Hobart 
is almost half that of Melbourne’s and one-third 
of Sydney’s median. The strong housing market 
conditions are being driven by housing affordability 
as well as improving economic conditions and 
stronger migration trends. Hobart is by far the 
most affordable city with a median dwelling price of 
$366,000 which is still $60,000 less than Adelaide 
and $114,000 less than Perth. 

Young singles and couples are attracted to Hobart 
because of the wonderful lifestyle and affordable 
property compared to other capital cities on the 
eastern seaboard.

Local real estate agents have reported the list of 
things that attract people to purchase homes in 
Hobart are children being able to walk to school 

safely, affordability, MONA, the natural beauty, 
the size of the city and how easy it is to navigate, 
excellent produce and the feeling of community.
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Darwin
There’s no doubt amongst property professionals 
that the Northern Territory property market is 
currently experiencing a sustained decline, following 
closely the economic downturn in the market. Whilst 
a large percentage of home owners are suffering 
losses in equity (especially those who purchased in 
the past four years) these market conditions present 
an excellent opportunity for first home buyers to 
jump into the market. Generally this category of 
purchasers in the beginning of the property buying 
life cycle would look to the northern suburbs or 
Palmerston for an affordable option in the Territory 
housing market.

First home owners can take advantage of two types 
of Government grant to help relieve initial financial 
pressure. The First Home Owner Grant Scheme (or 
FHOG) is available for the purchase of a brand new 
home or those who enter into a contract to construct 
a new home. This scheme amounts to a $26,000 
subsidy by the government. The second option, the 
First Home Owner Discount (or FHOD) relates only 
to established homes up to the value of $650,000. 
This scheme is a full stamp duty concession on the 
initial $500,000 value of the home, which equates to 
stamp duty savings of up to $23,498.60

The northern suburbs present a good option for 
many, being serviced by large shopping precincts 
such as Casuarina Shopping Centre and local 
amenities such as TIO Sports Stadium, Royal Darwin 

Hospital and various schools.  Scattered around 
this area is an abundance of ex-housing commission 
dwellings that can be purchased and with renovation, 
brought back to life. First home buyers can take 
advantage of the Home Renovation Grant which 
provides a voucher worth up to $10,000. In addition, 
under the Home Improvement Scheme, a further 
$4,000 can be received (with at least half the job 
paid by the owner themselves).  The voucher is valid 
for renovation works costing up to $20,000. 

Suburbs such as Wagaman and Moil, both close to 
local amenities would be ideal for the first home 
buyer, with a basic product requiring significant work 
starting at $350,000. Renovating a dated property is 
a great idea, however the money spent on a property 
doesn’t always transfer directly to value added. The 
market value of the property is attained by where the 
property sits in comparison with recently sold similar 
properties in the area and some changes will not 
directly translate to an increase in capital value. 

Building your own home has become more affordable 
with cheaper land being released (particularly in 
Zuccoli) and comes with the added benefit of getting 
a brand new product. Zuccoli has up until now been 
well supported by first home buyers, with vacant 300 
square metre allotments starting at $101,000. Entry 
level for a house and land package in this suburb can 
be as low as $400,000 on a similar sized allotment. 
Purchasers in this area must be aware however 
that as future land is released, their land value may 

experience drops on the back of further supply and 
lower price points set by the developer. 

For those buyers looking for an existing dwelling 
in Palmerston, Gunn has some promising options 
with transactions performing well in terms of sales 
volumes into 2017.  This means sellers are meeting 
the market, with a circa 1990 built 3-bedroom able to 
be purchased for as low as $360,000.  The majority 
of this stock is ex-defence housing and has been well 
maintained as a result. Another suburb relatively 
close to the Palmerston Centre is Driver which has 
shown a respectable increase in sales volumes up 
40% from last year with a median house price of 
$440,000.  Overall at the December quarter of 
2016, Palmerston sales volumes have increased by 
26% from December 2015 (source: REINT December 
2016), indicating early signs of stabilisation.    

Due to the current weak state of the property 
economy, bargains can be identified in a variety of 
segments if purchasers are willing to do adequate 
due diligence and educate themselves on the state 
of the market. The Northern Territory is generally 
cyclical in nature and currently we are towards 
the bottom. Capital values have dropped across 
the board, even in well held inner city suburbs. 
Ludmilla offers a good option for this segment being 
approximately six kilometres from the CBD. This 
suburb has two distinct sections, with the cheaper 
of the two being slightly further away from the CBD 
with a larger percentage of indigenous population. 
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The cheaper area has 3-bedroom dwellings priced 
from as low as $420,000. For savvy investors, rental 
yields have strengthened towards the end of 2016 to 
5.1% for dwellings, showing there is still demand in 
this segment (source: REINT December 2016). Units 
in this area could also be viable options with Fannie 
Bay and Stuart Park starting at $250,000 for dated 
2-bedroom apartments. 

When getting into the housing market, we can’t 
stress enough to do your education and identify 
your competition. A percentage of sellers do need 
to sell and sometimes getting an accurate read of 
the market value for the property would be ideal to 
put in a realistic offer. An unbiased valuation from a 
reputable company would be strong evidence.  The 
start of 2017 has given us some hope that the market 
has bottomed out with an increase in transactions 
across the board. Based on this understanding and 
the return of substantial government incentives, 
we consider first home buyers have a substantial 
opportunity in 2017 to chase that Australian dream of 
owning your home.
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Perth
Given the subdued nature of the residential market 
in Perth, there are plenty of options for first home 
buyers at present. The main consideration will be 
whether first home buyers are attracted to new or 
off the plan options and therefore taking advantage 
of the revised First Home Owners Grant, or whether 
they are attracted to the established market 
where many properties are transacting at below 
replacement cost. 

In January, the state government announced 
changes to the First Home Buyers Scheme. These 
changes restrict the scheme to brand new housing, 
off the plan contracts and building contracts only. 
The purchase of vacant land or an established 
dwelling is no longer eligible for the scheme. The 
scheme offers a $10,000 grant for first home buyers, 
which is boosted to $15,000 if certain time criteria 
are met.

After the announcement of the revisions to the 
grant, apartment developers and project builders 
reported an increase in enquiry rates. It is premature 
to determine whether those enquiries are being 
converted to genuine transactions. 

The restrictions on the grant are likely to offer an 
uplift in apartment sales within the Perth metro area 
where sales activity has stagnated over the previous 
12 months.  However the pricing of apartments 
within these developments is likely to come under 

a high degree of scrutiny as first home buyers 
are likely to be offered significant sweeteners by 
developers offering house and land packages in 
direct competition price wise with small inner city 
apartments. We would expect pricing levels in many 
locations will require revision, with limited offerings 
in the sub $400,000 range in the inner city. 

Similarly, we are expecting an uplift in off the plan 
villa developments targeting first home buyers. 
These are typically situated in regentrification 
areas and characterised by small allotments. These 
developments can appear price competitive, however 
potential buyers should use caution and ensure the 
developments are suitably located in proximity to 
transport links. They should also use caution that any 
packaged developments are not splitting land and 
improvements contracts in situations where the land 
contracts are significantly inflated. 

We also urge first home buyers to use a high degree 
of caution when it comes to rebates and incentives. 
In an already subdued market, we have sighted 
cash rebates up to $35,000, free boats, white 
goods packages and the like. We stress that such 
offerings are usually built into the pricing and first 
home buyers would be better suited negotiating a 
reduction in the purchase price as opposed to being 
tempted by free gifts. If the property is overpriced 
to start with, buyers can soon find themselves in 
a negative equity situation if the market was to 
experience a further downturn. 

We also strongly recommend that first home buyers 
weigh up the First Home Buyers Grant and whether 
the products and price levels available with the grant 
override purchasing an established, well located 
dwelling. In the majority of instances, a 3-bedroom 
dwelling on a 700 square metre allotment in a well 
located area offering high levels of established 
community infrastructure will be a stronger 
short and long term investment than a modern 
development on the edge of suburbia. 

It is also quite common at the moment to see that the 
established market is offering better value. We have 
seen countless instances of house and land contracts 
and packages equating to a far higher cost than 
buying the comparable product that is established 
and 12 months old. There is always a premium for 
new, we simply caution that as the residential market 
has declined over the previous two years, the gap 
between established and new has been exacerbated 
and there is a very compelling case that established 
property is offering a far higher degree of value for 
money. 

South West WA
Sales volumes in the lower end of the property 
market have remained stable after weakening in the 
first half of 2016 and then levelling out through the 
remainder of the year.

First home buyers and investors generally make up 
the buyer profile for the lower end of the market. 
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In this case the market is driven relatively equally 
by both. First home buyers have been stimulated 
by low interest rates and an increase in the first 
home buyers grant from $10,000 to $15,000.  These 
positive indicators have resulted in first home buyers 
being somewhat active in the market place, however 
contributes to more of a stabilising effect rather than 
an increase in values. 

Competition for the lower market segment is brought 
by investors. Rents are relatively strong and this 
coupled with low interest creates a good market for 
investors.

Entry points into the lower end of the market 
range from $250,000 to $400,000 and for this 
amount you can purchase either a basic established 
residence or build a project home in one of the 
outer lying new developments. These established 
homes are generally located in closer proximity to 
the beach than the new developments and as such 
the established homes generally offer better capital 
growth potential while the new housing market offers 
better yields. 

Overall the property market in the South West for 
first home buyers is slow, however has stabilised 
from the decline seen through the first half of 2016. 
The swings of the Perth market during the past 
several years have been missed in the regions but we 

would recommend caution as the slow down in the 
state resource sector, continued weakness in Perth 
and general economic uncertainty could promote 
more of a widespread downturn throughout the 
market.
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Overview
Well, summer is officially over and the overall view 
could be that it was one with much promise early 
but that failed to deliver for many regions across the 
country and then the consistency of hot dry spells 
took back much of the early opportunity. We have 
also seen a levelling out of values in the cattle market 
to a degree, grains are under pricing pressure, yet 
the wool and sheep meat markets are sound to 
firming and the dairy sector is also picking up from 
recent lows, a mixed bag. So what does this do to the 
market psychology and momentum? 

Last year I provided a simple index overlay of the 
beef market and land values for 20 years which 
highlighted the return to a high level of correlation 
of commodity price to land value. I have updated this 
graphic for the beef market and also the wheat and 
sheep markets relative to NSW land values to see the 
impact. Note the graphs below are an index graph, 
which means they track relative performance from a 
based index 100 in 1996. They are not actual market 
indicator prices. 

The above graph shows a very strong link between 
commodity price and land value from 2010 to 2015 
and then a move in 2016 unrelated. This on the 
surface looks out of place. The reason for the change 
is that the land value (QGPI line) is a median price 
indicator and in 2016 was influenced by the volume 
of large property sales which are at a lower dollar 

per hectare price compared to normal market. This 
has seen the median price reduce overall, yet across 
the board to increases of say 5% to 25% on actual 
values nationally over 2000 hectares would be 
realistic.
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The NSW graph is very interesting for the same time 
period index view.

This graphic shows that the land values for the period 
1996 to around 2008 had a very strong relationship 
with the wheat price. The livestock influence started 
to break down around 2003 and 2004, then around 

2012 the livestock commodity indexes start to 
rise and wheat fall, but the land value movements 
no longer track the wheat price movement. The 
influence on the market has shifted to livestock 
which in turn has supported the land value increases 
observed of late. 

For cropping country with the short term outlook for 
coarse grains not strong given global supply, it would 
not be unreasonable to expect that those values 
may level out for larger cropping areas. There are 
still buyers in the market and supply is not high as 
reported by selling agents, but will the commodity 
outlook temper the values offered and paid? The 
graph above would suggest so. Watch this space.

The Herron Todd White national rural market updates 
will have been presented by the release of this 
update and if interested you will be able to download 
our presentation from the website. Search HTW and 
look under industry presentations. I hope to catch up 
with many of our clients during these presentation 
and check our view of 2017 expectations with theirs.

Contact
Tim Lane - Ph: 07 3319 4400
National Director, Rural 
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Southern Queensland
The weather patterns over the past four weeks have 
been breaking records for all the wrong reasons. The 
dry and hot conditions have been felt right across 
southern Queensland. In far western Queensland, 
Thargomindah broke the hottest day record for 
February at 47 degrees whilst it was also the hottest 
day and number of consecutive days reaching over 
40 degrees on the Border River and Darling Downs 
areas.  What the present weather conditions are 
doing we believe is stalling some of the renewed 
market confidence.  Growers and cattle producers 
are very cautious on the current weather outlook 
especially within the less traditionally secure rainfall 
areas but also because of the recent extended 
dry seasonal conditions. The exceptional heat has 
dried off pastures, reduced surface water for stock 
needs and impacted summer crops, especially down 
grading or loss of mung bean crops. 

Every shire west of the Great Divide in southern 
Queensland is drought declared with many being so 
since 2013 (fourth year).  Obviously seasons have 
always been a major deciding factor on profitability 
for the majority of agriculture enterprises. Despite 
dry seasonal conditions being not necessarily 
uncommon, the extended dry periods and less than 
ideal long range forecasts may be of concern for 
producers wanting to expand but budgeting on 
improvement in the season which hasn’t eventuated. 
What is the likelihood of stacking

 together exceptional cattle prices and wet seasonal 
conditions anyhow?  If anything, the present dry 
conditions are giving over anxious purchasers a 
reality check and possibly softening the aggressive 
purchasing by some parties as observed. One of the 
drivers in the property market for both cropping and 
grazing country is landholders looking to acquire 
adjoining or near neighbouring properties. We 
are seeing premiums between 10% and 25% paid 
where strong competition exists.   We have seen this 
trend occur within the Inner Downs, Goondiwindi, 
Condamine and Taroom market areas. Subject to 
the potential demand for a neighbouring property 
some landholders are trying to negotiate a deal 
prior to being listed on the market. However in 
markets primarily driven purely by local investors 
it can be difficult to determine the actual premium 
for those seeking economies of scale although there 
is evidence of a disconnect in comparison to other 
neighbouring areas.  

The overall market has been slow for the beginning 
of 2017, however many properties previously listed 
for extended periods are now either generating 
increased buyer interest or are under contract.  For 
the southern part of Queensland there has been an 
increase in sale rates that has continued since 2014. 
For 2016 the liquidity of the market has levelled 
despite data-set lagging indicating the decline.  In 
addition the median sales price has also firmed as 
evident in the sales graph below. 

Contact
Stephen Cameron - Ph 07 4639 7600
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South West WA
The months of December and January are generally 
quiet months in the rural property market with many 
taking holidays and taking stock post harvest. Our 
research of Landgate records indicates 15 rural 
properties over 40 hectares settled in December 
2016 and 13 properties over 40 hectares settled in 
January 2017. Compared to last year’s 97 properties 
over 40 hectares in December 2015 and 82 
properties over 40 hectares in January 2016 this is 
significantly down.  We note that these settlements 
are likely to be from sales in the previous six to 12 
months however are considered to give an indication 
of market activity. We also note that the overall sale 
prices are also down with only five sales over the 
$1 million mark compared to 53 sales for the same 
two month period last year. This is likely to be a 
result of a number of factors including severe frost 
events resulting in down grading of yield and quality 
estimates which were likely to have postponed 
purchasing decisions and also supply issues with a 
number of the larger landholdings being purchased 
last year and a number of above average years 
reversing some producers’ decisions to exit the 
industry. As we now know it has been reported that 
Western Australia has just had a record harvest on 
the back of an above average harvest and as a result 
market activity is likely to increase in line with an 
increase in liquidity throughout many regions.  

Recent rainfall events across many wheatbelt areas 
have resulted in flooding but also provided some soil 
moisture with a number of farmers already working 
their land ready for seeding. Overall confidence 
remains high in many districts and we are likely 
to see more sales activity as a result which given 
the supply issues in some areas could result in an 
increase in land values.

Contact
David Abel - Ph: (08) 9388 3274

Echuca
There is currently good inquiry for larger scale 
irrigation properties for investment entities looking 
at assets in excess of $10 million. This demand has 
been underpinned by the strong 2016 seasonal 
conditions and the good water resource position 
and reduced allocation water markets. It will 

be interesting to see how the market responds 
coming out of the 2016/17 season with significantly 
improved balance sheets relative to 2015/16 despite 
disappointing grain prices.

Contact
David Leeds - Ph: (03) 5480 2601

South West Victoria
Agents report that because of the reduced listings 
through the latter part of 2016, the rural property 
market for 2017 commenced with less than usual 
stock of property put to the market and this has 
contributed to a slower than usual kick off for 2017.

There is no denying confidence continues at an all 
time high, particularly for beef and sheep producers. 
Even the dairy industry is continuing to show signs 
of improving which should translate to the property 
market. Watch this space.

The limited market activity has been primarily either 
farmers over the fence expanding and investors 
seeking scale and quality.

Contact
Angus Shaw - Ph: (03) 53 32 7181

Mildura
The property market for large scale horticultural 
enterprises in the Sunraysia region has shifted 
dramatically over recent years.  In the period from 
2007 to 2014, properties would be advertised 
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extensively and selling periods would often extend 
over 12 months.

In the past year or so, there have been numerous 
examples of owners of large properties receiving 
unsolicited approaches from corporate buyers (or 
their brokers) wishing to buy their property.  We are 
regularly being asked by owners of these properties 
for advice on what they should do.  Additionally we 
are consistently receiving requests from agents 
for help in identifying the ownership of or suitable 
properties which may fit their investment strategies.

Corporate buyers appear most motivated to buy 
properties which have scope to complete further 
development, reinforcing their belief that the 
current good returns from industries such as table 
grapes, citrus and almonds will be maintained for 
some time to come. As we reported in the February 
edition there were three sales of substantial table 
grape enterprises in the latter half of 2016, with the 
buyers being two separate international investment 
funds and a recently listed Australian agribusiness 
company. The strong demand appears to have 
continued into the early part of 2017, noting that 
we are aware of negotiations for the purchase of a 
number of properties.

There are also currently a number of companies 
either overtly or covertly scoping out suitable 
properties to develop large scale, flat plate solar 
farms.  It is not clear at this stage whether any of 

these proponents will end up buying and developing 
the properties for this use, however there appears 
to be some current momentum for this to happen. 
The first of such proponents, Overland Sun Farming, 
recently launched its $500 million plans to build 
three large scale solar farms at Yatpool, Iraak and 
Wemen (all south of Mildura) commencing in June 
2017. It is expected that the total combined output 
will be 320 megawatts which is enough to power all 
households in Geelong, Ballarat and Bendigo.  Whilst 
previous proposed projects have failed to materialise 
in the region the current operators reportedly have 
the funding and contractual arrangements in place to 
ensure these projects will be built and operational by 
early 2018.

Whilst traditionally sale activity in the cropping and 
pastoral sectors in the December to February time 
frame is generally low we note that there has been 
some good sales activity. When settled the sales are 
showing firmer values from previous levels. Sales 
include:

• Mulgawarra Station, a smallish extension block 
(13,007 hectares) midway between Broken Hill 
and Wilcannia sold in late 2016 and settles in late 
February. The sale upon settlement reflects a value 
much firmer  than previous levels. 

• Kalabity Station, a large aggregation just over the 
border in South Australia west of Broken Hill has 
also reportedly sold at firm levels;

• Huntingfield Station, a 10,905 hectare semi remote 
parcel midway between Broken Hill and Wentworth 
in western NSW. It is a poorly improved holding 
with no power and no permanent water but sold 
at firm levels in late 2016 for $910,000 ($82 per 
hectare).

Contact
Shane Noonan - Ph: (03)

Northern Territory
It would seem that I have but a brief moment to 
catch my breath before the next cattle station sells 
somewhere in the NT and Kimberley and I must try 
to analyse it. So why not take a look in the rear vision 
mirror of pastoral sales in 2016 which was indeed a 
massive year (particularly for the Office of Territory 
Revenue and all that incoming stamp duty!).

Month in Review
March 2017

R
ur

al



61

• 22 sales including 21 NT stations and eight in the 
Kimberley

• Combined 606,000 AE CC or $775/AE (low $775 
high $2,218).

• Combined 105,000 square kilometres (10,500,000 
hectares) or $4,622 per square kilometre.

• Key Sales for 2016

• $49 million by Asian investors for balance of 
Tipperary Group. Highest $/AE rate paid so far in 
the NT at $2,200/AE for rare Top End property 
with scale (floodplain, cleared country, good 
proximity to Darwin).

• Hancock acquired a two-third interest in S. Kidman  
along with Shanghai CRED (one-third) with an 
estimated $1,350+/AE paid for Helen Springs, 
Banka Banka and Brunchilly (sale was a purchase 
of shares from Kidman family members).

• QIC (80% acquisition in NAPCO) paid around 
$1,300+/AE for Alexandria.

• Resale of Riveren and Inverway to Hancock in 
August showing $925/AE, up 36% since October 
2013 sale ($680/AE).

• Florina to Chinese interests and Vermelha to 
Vietnamese, both sales underpinned by potential 
for diversification (even irrigation).

• $45 million (analysed bare) by Asian investors for 
the SAWA Aggregation (Moola Bulla, Beefwood 
Park and Shamrock) showing $1,200+/AE, a record 
for the Kimberley. 

• Ruby Plains in the Hancock and Shanghai CRED 
Kidman acquisition estimated at $900+/AE.

• Shanghai CRED (Zenith) acquired Yakka Munga. 

Refer to sales map beside and on page 62

Contact
Frank Peacocke - Ph: (08) 8941 4833
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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
March 2017

Capital City Property Market Indicators – Houses 
 

Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

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

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

Balanced market Over-supply of 
available property 
relative to demand 

Balanced market 

Rental Vacancy Trend Increasing Steady Increasing Steady Increasing Tightening Increasing Steady 

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

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

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

Stage of Property Cycle Rising market Approaching peak 
of market 

Start of recovery Rising market Approaching bottom 
of market 

Rising market Bottom of market Declining market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Occasionally 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
March 2017

Capital City Property Market Indicators – Units 
 

Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

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 

Balanced market Over-supply of 
available property 
relative to demand 

Balanced market Large over-supply 
of available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Rental Vacancy Trend Increasing Increasing Increasing Steady Increasing Tightening Increasing Steady 

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

Trend in New Unit Construction Increasing Steady - Increasing Declining 
significantly 

Increasing Declining Declining Declining Increasing 

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

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

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

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

Month in Review
March 2017

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 Tightening Increasing Steady Increasing Increasing Steady Increasing Steady 

Rental Rate Trend Increasing Declining Stable Declining Declining Declining Stable Stable 

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

Stage of Property Cycle Approaching peak 
of market 

Approaching peak 
of market 

Approaching peak 
of market 

Approaching 
bottom of market 

Approaching 
bottom of market 

Rising market Approaching 
bottom of market 

Start of recovery 

Local Economic Situation Steady growth - 
Flat 

Flat Steady growth Contraction Contraction Flat Contraction Steady growth - 
Flat 

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

Small - Significant Large Small Significant Large Significant Large Significant 

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



© Herron Todd White Copyright 2016

M
ar

ke
t

In
di

ca
to

rs

68

1

New South Wales Property Market Indicators - Houses

Month in Review
March 2017

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

Coast Newcastle South East 
NSW Sydney Tamworth 

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

Balanced market Shortage of 
available property 
relative to demand 
- Balanced market 

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

Balanced market 

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

Increasing Steady 

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

Trend in New House 
Construction 

Increasing Steady Increasing Steady - 
Increasing 

Increasing Declining Increasing Increasing Increasing 

Volume of House Sales  Steady Steady Steady Increasing - 
Steady 

Declining Increasing Steady Steady Steady 

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

Peak of market Approaching peak 
of market 

Rising market Rising market 

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Occasionally Frequently Almost never Occasionally - 
Frequently 

Occasionally Almost always Occasionally - 
Frequently 

Occasionally Occasionally 

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

Month in Review
March 2017

New South Wales Property Market Indicators – Units 
 

Factor Canberra 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 

Shortage of 
available property 
relative to demand 

Shortage of 
available property 
relative to demand 

Balanced market Shortage of 
available property 
relative to demand 

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

Balanced market 

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

Increasing Steady 

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

Trend in New Unit Construction Increasing Steady Increasing Steady - 
Increasing 

Increasing Declining Increasing Increasing Declining 

Volume of Unit Sales  Steady Increasing Steady Increasing - 
Steady 

Declining Increasing Steady Steady Steady 

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

Peak of market Approaching peak 
of market 

Rising market Rising market 

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Frequently Frequently Occasionally Occasionally - 
Frequently 

Almost never Almost always Occasionally - 
Frequently 

Occasionally Occasionally 

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

Month in Review
March 2017

 
New South Wales Property Market Indicators – Retail  
  
Factor Canberra  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 

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 Steady Increasing Steady - Increasing Steady Steady Steady Tightening Steady 

Rental Rate Trend Stable Declining Stable Stable Stable Stable Increasing Stable 

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

Stage of Property Cycle Start of recovery Approaching peak of 
market 

Rising market Start of recovery Approaching peak of 
market 

Rising market Approaching peak of 
market 

Rising market 

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

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

Significant Significant Significant Small Significant Significant Small - 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
March 2017

Victorian and Tasmanian Property Market Indicators – Houses 
 

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

Rental Vacancy Situation Balanced market 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 Balanced market Balanced market 

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

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

Trend in New House 
Construction 

Steady Increasing Steady Steady - 
Increasing 

Steady Steady Steady Declining Declining Declining 

Volume of House Sales  Steady Steady Steady Increasing - 
Steady 

Steady Steady Declining Steady Steady Steady 

Stage of Property Cycle Rising market Rising market Approaching 
bottom of market 

Start of recovery Approaching 
peak of market 

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

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Almost never Occasionally Occasionally Almost never 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 - Units

Month in Review
March 2017

Victorian and Tasmanian Property Market Indicators – Units 
 

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

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

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

Over-supply of 
available 
property relative 
to demand 

Balanced market Balanced market Balanced market Balanced market Balanced market 

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

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

Trend in New House 
Construction 

Declining Steady Steady Steady - 
Increasing 

Steady - 
Increasing 

Steady Steady Declining Declining Declining 

Volume of House Sales  Increasing Steady Steady Increasing - 
Steady 

Declining Steady Declining Steady Steady Steady 

Stage of Property Cycle Starting to 
decline 

Rising market Approaching 
bottom of market 

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

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Occasionally Almost never Occasionally Almost never 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
March 2017

Victorian and Tasmanian Property Market Indicators – Retail 
 

Factor Echuca Melbourne Mildura Burnie/ 
Devonport Hobart Launceston 

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 

Rental Vacancy Trend 
 

Steady Increasing Steady Steady Steady Steady 

Rental Rate Trend 
 

Stable Declining Stable Declining Declining Declining 

Volume of Property Sales 
 

Steady Steady Steady Steady Steady Steady 

Stage of Property Cycle 
 

Rising market Approaching peak of market Start of recovery Rising market Rising market Rising market 

Local Economic Situation 
 

Flat Flat Steady growth Flat Flat Flat 

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

Significant Large Significant Significant Significant Significant 

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



© Herron Todd White Copyright 2016

M
ar

ke
t

In
di

ca
to

rs

74

1

Queensland Property Market Indicators - Houses

Month in Review
March 2017

Queensland Property Market Indicators – Houses 
 

Factor Cairns Townsville Whit-
sunday Mackay Rock-

hampton Emerald Gladstone Bunda-
berg 

Hervey 
Bay 

Sunshine 
Coast Brisbane Ipswich Gold 

Coast 
Too-

woomba 
Rental Vacancy Situation Shortage of 

available 
property 
relative to 
demand 

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

Balanced 
market 

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

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 

Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

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

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

Trend in New House 
Construction 

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

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

Stage of Property Cycle Rising 
market 

Bottom of 
market 

Start of 
recovery 

Bottom of 
market 

Approaching 
bottom of 
market 

Start of 
recovery 

Bottom of 
market 

Start of 
recovery 

Start of 
recovery 

Approaching 
peak of 
market 

Start of 
recovery 

Approaching 
peak of 
market 

Approaching 
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 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

Almost 
never 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

Occasion-
ally 

Frequently 

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

Month in Review
March 2017

Queensland Property Market Indicators – Units 
 

Factor Cairns Townsville Whit-
sunday Mackay Rock-

hampton Emerald Gladstone Bunda-
berg 

Hervey 
Bay 

Sunshine 
Coast Brisbane Ipswich Gold 

Coast 
Too-

woomba 
Rental Vacancy Situation Shortage of 

available 
property 
relative to 
demand 

Large over-
supply of 
available 
property 
relative to 
demand 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

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 Steady Steady Steady Steady Tightening Steady Tightening Steady Steady Steady Increasing Increasing Steady Increasing 

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

Trend in New Unit 
Construction 

Declining Declining Steady Declining Steady Declining 
significantly 

Declining Steady Steady Increasing Declining 
significantly 

Increasing Increasing Declining 

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

Steady Declining Declining Steady Declining 

Stage of Property Cycle Start of 
recovery 

Bottom of 
market 

Bottom of 
market 

Approachin
g bottom of 
market 

Approachin
g bottom of 
market 

Bottom of 
market 

Approachin
g bottom of 
market 

Start of 
recovery 

Start of 
recovery 

Rising 
market 

Declining 
market 

Approachin
g 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 

Almost 
never 

Occasion-
ally 

Frequently Occasion-
ally 

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

Month in Review
March 2017

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

hampton Gladstone Emerald Wide Bay Sunshine 
Coast Brisbane Gold Coast Toowoomba 

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

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

Over-supply of 
available 
property relative 
to demand 

Over-supply of 
available 
property relative 
to demand 

Over-supply of 
available 
property relative 
to demand 

Over-supply of 
available 
property relative 
to demand 

Balanced market Shortage of 
available 
property relative 
to demand 

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

Rental Vacancy Trend Steady Steady Increasing Steady - 
Increasing 

Increasing Steady Steady Tightening Steady Tightening Steady 

Rental Rate Trend Stable Declining - 
Stable 

Stable Declining - 
Stable 

Declining - 
Stable 

Stable Stable Increasing Stable Stable - 
Increasing 

Stable 

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

Steady - 
Declining 

Stage of Property Cycle Start of recovery Bottom of 
market 

Approaching 
bottom of market 

Start of recovery Bottom of 
market 

Declining market Bottom of 
market 

Rising market Approaching 
peak of market 

Approaching 
peak of market 

Rising market 

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

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

Small Significant Large Significant Small Small Large Small - 
Significant 

Small Small Significant - 
Large 

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

Month in Review
March 2017

SA, NT and WA Property Market Indicators – Houses 
 

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

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 Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Balanced market 

Rental Vacancy Trend Steady Increasing Increasing Steady Steady Increasing Increasing Steady 

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

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

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

Stage of Property Cycle Approaching 
bottom of market 

Bottom of market Approaching 
bottom of market 

Bottom of market Approaching 
bottom of market 

Bottom of market Approaching 
bottom of market 

Bottom of market 

Are New Properties Sold at Prices Exceeding 
Their Potential Resale Value 

Almost never Almost never Occasionally Almost never 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
March 2017

SA, NT and WA Property Market Indicators – Units 
 

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

Rental Vacancy Situation Balanced market Balanced market Balanced market Balanced market Balanced market Large 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 Increasing Increasing Steady 

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

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

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

Stage of Property Cycle Bottom of market Bottom of market Bottom of market Bottom of market Approaching bottom 
of market 

Declining market Declining market Bottom of market 

Are New Properties Sold at Prices Exceeding 
Their Potential Resale Value 

Almost never Almost never Almost never Almost never Almost never Frequently 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
March 2017

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

Rental Vacancy Trend Increasing Increasing Increasing Increasing Steady Increasing Increasing Increasing 

Rental Rate Trend Declining Declining Declining Declining Stable Stable Declining Declining 

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

Stage of Property Cycle Approaching bottom 
of market 

Approaching bottom 
of market 

Approaching bottom 
of market 

Approaching bottom 
of market 

Declining market Approaching bottom 
of market 

Approaching bottom 
of market 

Approaching bottom 
of market 

Local Economic Situation Contraction Contraction Contraction Contraction Contraction Contraction Contraction Contraction 

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

Significant Significant Significant Significant Significant Large Large Small 

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



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

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

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

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

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


