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As at the time of writing, there’s no doubt pundits are 
calling an end to the big city’s stellar run, although 
most are guessing as to whether it’s a slow deflation, 
or an almighty pop that we’ll see on the horizon.

It does tend to remind those who’ve been in the game 
a while that it’s tough to pick market peaks. Most 
hot price runs seem to exceed expectation – as do 
many price troughs if truth be known – so the idea of 
picking the day it comes to a screeching halt in either 
direction takes a splash of experience, a grasp of 
analytics, a modicum of talent and sprinkling of luck.

But while Sydney and Melbourne are about 60% of 
Australia’s traded property market, they aren’t all 
of it. There’s an absolute cornucopia of real estate 
goodness across the length and breadth of this 
country crying out for your attention.

So, imagine you’re a regular Aussie with a large 
chunk of change and you’re ready to take the plunge 
on residential real estate. $500,000 is no small 
matter, but in the same breath many will claim you 
can’t buy a decent bit of dirt for the sum.

If experience has taught us anything it’s that gross 
generalisation about the “Australian property 
market” are doomed to be disproved. We are too 
complex a nation to be contained in the simple 
proposition, ‘Australia is unaffordable’.

Truth is, there are places to park $500,000 in almost 
every single city across Australia. In some, it will 
land you a bedsit on the fringe. In others, it may buy 
you a veritable mansion in the hub. Do not make the 
mistake of simplifying what is a complex beast by 
throwing up your hands in defeat and claiming, ‘It’s 
all too hard!’

With this as a backdrop, we enter into our annual 
theme of The Lazy Half Million for the year of 2017. 
It’s a regular event each July where we ask all our 
offices where they recommend you invest $500,000 
in their service area.

The key is quality. It’s easy to spend that lump of cash 
on something entirely unworthy. There would be any 
number of operators out there more than willing to 
part you of the sum with nary a thought as to how 
your investment may perform in the future.

The difference with Herron Todd White is 
independence. What you’ll find among these pages 
is solid opinion from a well-resourced pool of highly 
trained professionals with their ear to the ground 
daily.

As an addendum to the advice on great options, 
our experts have also posted a few warnings worth 
heeding. They’re more than happy to red flag a lousy 
sector to keep buyers safe – plus it’s a chance to flex 

their real estate intellect in an attempt to impress 
you all.

As a final “Wait! There’s more!” moment, you’ll 
also find a few comments about how some of the 
properties highlighted in last year’s ‘Lazy Half Million’ 
edition have performed. A bit of a mid-year report 
card that will keep you entertained for hours (if 
you’re into that sort of thing).

If your interest in residential is waning by this stage, 
then perhaps you should have a glance at our 
commercial contribution. This month, we’re having 
a look at the options for anyone wanting to break 
into the office sector. It’s a chance for our doyens 
of commercial to give start-up office landlords their 
views about the lower-price sector for both primary 
and secondary space. Apart from the options, 
they’ve also provided outlooks on where the market 
is heading.

There we are readers – a chance to spend a 
hypothetical wad of cash. Of course, it’s a large 
country upon which we reside and there’s local 
advice just waiting to be imparted by our very smart 
professionals. So, pocket that fiscal fistful for a few 
moments longer as you pick up the phone and give 
your local Herron Todd White office a call. They’ll 
make sure your half million is on its way to combining 
with its twin, rather than disappearing down the sink. 

A lazy half million

Discussions on affordability dominate the headlines as Australia’s largest capital city continues to reset the 
upper limit on record-breaking real estate prices.
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Overview
Office property is often considered the realm of the 
high-end landlord, but for mum-and-dad investors, 
there are ways to break into this sector. The key is 
well-resourced independent advice.

To help you along, our commercial teams are taking 
a look at affordably priced office property in their 
service areas.

Sydney
Over the past 12 to 24 months the entry level Sydney 
CBD, CBD fringe and secondary office markets have 
experienced significant capital and rental growth 
amid a strong rental environment and low vacancy 
due to a number of factors. 

The withdrawal of office space for alternative uses 
or redevelopment, including Goldfields House at 
1 Alfred Street, Fairfax House at 19 Pitt Street and 
the Department of Lands building at 23-33 Bridge 
Street has not been counterbalanced by entry level 
gross supply within the Sydney CBD. Further, the 
construction of the Sydney Metro and residential 
redevelopments will place further pressure on supply 
and office rents in the Sydney CBD. 

Secondary office precincts in areas such as the 
northern beaches suburbs of Belrose, Warriewood 
and Brookvale, together with CBD fringe precincts 
including Surry Hills, Ultimo and Pyrmont, have only 
recently shown signs of coming out of a long GFC 

impacted period of subdued growth with values only 
recently matching those last seen in 2007.   

The entry level market in the CBD is generally 
characterised by smaller (10 to 75 square metres) 
strata title office stock within B and C grade office 
complexes such as 147 King Street and 368 Sussex 
Street with prices ranging from $200,000 (less than 
100 square metres) to $500,000, reflecting market 
yields in the range of 5% to 7%.

Similar office stock in secondary locations such as 
Belrose and Brookvale tends to sell in the $200,000 
to $400,000 bracket reflecting yields in the range of 
5.5% to 7.5%. Belrose is an example of a suburb that 
had been significantly impacted by a pre-GFC glut of 
stock leading to oversupply with resultant subdued 
growth in capital values and market rents and high 
levels of vacancy. 

The entry level market is generally characterised 
by owner occupiers and sitting tenant purchasers 
driven by the low interest rate environment in which 
the cost of finance compares favourably with market 
rents, mum and dad investors looking for 5% plus 
yields in an environment where alternative property 
investments with sufficiently positive yield profiles 
are few and far between and superannuation fund 
investors. The strong residential market has added 
further fuel to the fire in providing significant equity 
to invest. 

To counterbalance this, the main threats to continued 
growth in entry level office markets would include 
rising interest rates, a general downturn in the 
economy negatively impacting affordability and 
confidence and a reversal in Sydney’s residential 
property market. Many commentators are reflecting 
that we are at the peak of the current property cycle, 
though time will tell.    

Canberra
The office market in Canberra has experienced an 
oversupply in recent years driven by high vacancy 
levels due to Commonwealth Government policy 
and the demand for quality high end space. As a 
consequence, the lower end price of the market felt 
the impact as a flow on effect from the abundance 
of space which in turn led to downward pressure on 
rents and increases in incentives available to tenants.  

The continuation of low interest rates provided the 
opportunity for those looking to invest or acquire 
smaller unit properties for under $500,000. Primary 
locations include the City, Kingston, Manuka and 
Braddon and secondary locations are Deakin, Turner 
and Phillip or one of the town centres, Belconnen, 
Gungahlin and Tuggeranong. 

This class of property comprises small office units 
ranging from 50 square metres to 200 square 
metres in units plan complexes. An example being 
Unit 1/22 Franklin Street Manuka sold June 2017 for 
$276,000 with an area of 55 square metres showing 
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$5,018 per square metre. Manuka is an inner south 
primary boutique shopping centre located within five 
minutes of the Parliamentary Triangle with a sought 
after office precinct. Unit 60 and 61/18 Flinders Way 
Manuka sold for $150,000 each being 55 square 
metres and 54 square metres respectively showing 
$2,727 per square metre and $2,777 per square 
metre and a yield of 7.5%. The unit’s were leased and 
included two car spaces.

Secondary locations include Deakin, Turner and 
Philip, an example being Unit 2/42 Geils Street, 
Deakin sold April 2017 for $310,000 being a 83 
square metre ground floor unit with fit out in place. 
This showed $3,735 per square metre. Deakin is a 
secondary area occupied by medical and association 
tenants and private organisations.  

Owner-occupiers are dominating the market at 
present with access to finance and low interest rates 
providing the opportunity to purchase property via a 
superfund and obtain an asset for the future. 

The market performance is currently steady with 
values holding in most areas except Tuggeranong, 
where supply is higher than demand and some new 
mixed use developments are under construction. As 
we approach the later half of 2017 and beginning of 
2018 the market should start to show signs of growth 
due to a number of Commonwealth Government 
lease deals coming to fruition and the opportunity for 

rental deals to provide some growth for the next few 
years. 

No new developments are due in the short term 
which will put pressure on the current space 
available. Until the mooted building projects re-
commence there is no new space available in the 
ACT. However space is available in most areas 
at the lower end of the price range within the 
$250,000 to $500,000 range primarily in mixed use 
developments at ground and first floor levels.

Illawarra
The Illawarra office market at the entry level is very 
active at present with low interest rates fuelling 
buyer activity particularly from owner occupiers. 
The low interest rates have in many cases made 
ownership more appealing than renting with 
established and even near start-up businesses 
looking at owner-occupation.  

All locations in the region are experiencing strong 
demand with record sale prices. Suburbs attracting 
strong interest from entry level buyers include Port 
Kembla, Dapto and Shellharbour with many buyers 
now priced out of the Wollongong CBD. 

Where entry level used to be in the $350,000 to 
$500,000 price range it now sits broadly and very 
generally in the $650,000 to $1 million price range.  
Some small strata suites have lower price points 
and are proving attractive to small mum and dad 

investors where there is a lease in place and net 
yields are hovering in the 5% to 6% range.    

Newcastle
Entry level into the Newcastle office market is very 
much dominated by activity in the self managed 
superannuation fund realm. We are seeing more and 
more owner occupiers paying their own rent in this 
space in Newcastle. 

This is true in all established office locations 
throughout the Hunter region and into the Central 
Coast. Specifically in Newcastle, we’re seeing the 
domination of owner-occupiers purchasing in SMSF’s 
putting a bit of a dent in the investment market. 
Even in the current good market conditions, we’re 
seeing some long letting up periods for office rental 
space. Worryingly, in the current heated market in 
the CBD, some buyers are purchasing vacant office 
space speculatively, hoping to find a tenant quickly to 
provide cash flow. There are two levels of immediate 
risk here, the first being the potentially long vacancy 
period and the second stemming from any potential 
upward movement in interest rates which will, of 
course, increase loan repayments. This would also 
potentially weaken the small business sector, putting 
further stress on vacancy rates and compounding 
letting up woes. 

The dichotomy here is that office property with a 
tenant in place, especially with a long expiry profile, 
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is selling at a record low yield and competition is 
high. The rejuvenation works around Wickham have 
seen Newcastle West office values, which have been 
dormant for decades, shoot into a new sphere on 
the back of state government led infrastructure 
investment.

So while owner-occupiers are hot, speculative office 
investors should be wary in this market where rental 
supply and demand fundamentals are key.

Lismore
The broad commercial real estate market effectively 
comprises three components: retail, office and 
industrial.

Traditionally the office market fits between the 
other two components in relation to yields, rents and 
market appeal.

There has been a blurring of the components with 
retail and office uses becoming more prevalent 
within industrial areas, particularly in highly sought 
after retail areas (CBDs) where the increasing rents 
are resulting in tenants seeking out traditionally 
cheaper industrial markets. This is particularly so in 
areas such as Byron Bay while less evident in inland 
centres such as Lismore and smaller towns. 

Retail office and industrial uses now are thoroughly 
mixed in Byron Bay Industrial Estate with yields 
between 5% and 5.5% very common and very 
limited supply below $500,000. This is broadly 

similar to yields in secondary office spaces within the 
CBD although rental levels above $350 per square 
metre are more common while office uses in the 
industrial estate below $250 per square metre are 
more prevalent.

Ballina market has some similarity to Byron Bay yet 
not at the same inflated value levels. In recent times 
small industrial strata complexes have occurred 
which are sought after by small trade users and small 
office users with value levels below $250,000 and 
rents of $90 to $150 per square metre. Yields from 
5.5% to 6.5% are more common. Within Ballina CBD 
office rents are much stronger for office space with 
rents from $200 to $350 per square metre and sales 
indicating yields from 6% to 7% depending on value 
level and location. Lower priced properties which 
appeal to owner-occupiers can show yields as low as 
3.5%. 

Lismore market tends to be much less active and 
less sought after by investors with strong owner 
occupation levels and very limited new stock. The 
movement into industrial areas is less prevalent in 
part due to flooding and in part due to strong supply 
of secondary first floor spaces at relatively low rent 
levels. Yields tend to be closer to 8% to 9% with 
rents for secondary office space below $150 per 
square metre, mid-range between $150 to $250 
and upper range from $250 to $400. Strata office 
space is available below $250,000 and so remains an 

affordable price for owner-occupiers and investors 
alike.

Overall the closer to the coast and Byron Bay the 
stronger the market, the lower the yields and the 
higher the rents. Generally we would class the 
markets as a seller’s market except Lismore and 
other inland centres where higher vacancies, lower 
rents and lower demand generally make the market 
closer to balance or a buyer’s market depending on 
the product and price level.

Coffs Harbour
There is limited supply of office accommodation 
within the lower entry price point of the Coffs 
Harbour CBD.

There is also limited demand for strata title 
offices within the CBD despite the shift towards 
superannuation investment in owner-occupied real 
estate.

A number of proposed strata title office 
developments within the CBD have stalled due to 
the market’s reluctance to commit to prices at circa 
$5,000 per square metre.

Demand is stronger in the developing coastal 
commercial precincts of Sawtell, the Jetty and 
Woolgoolga. In these locations well designed strata 
units have attracted reasonable owner-occupier 
investment at prices of $4,000 to $4,800 per square 
metre improved. Analysed yields for these properties 
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are between 5.25 % and 7% true net return on 
investment.

The alternative to strata title for industry entrants 
is older style cottages on the fringe of the CBD. 
These properties command between $500,000 for 
poor quality to $700,000 for superior located partly 
upgraded buildings on Torrens title allotments.
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Melbourne
According to the Property Council of Australia’s 
Office Market Report, the Melbourne CBD office 
overall vacancy rate is at 6.4% as of January 2017. 
Melbourne continues to host the second lowest 
vacancy rate amongst all of Australia’s CBDs.  
Vacancy rates are continuing to fall and this is 
mainly due to the second highest positive absorption 
figure on record (in excess of three times the 
historical average), with positive demand particularly 
concentrated in the A grade segment. 

As of January, the city fringe and inner east both 
recorded low vacancy rates at 3.1% and 6.2% 
respectively. With strong tenant demand and 
restricted supply, we are witnessing improving 
effective rents with CBD incentives beginning to 
shift down in certain sub markets. However, leasing 
incentives continue to be relatively high with 25% 
to 30% net incentives being offered for longer lease 
terms across larger tenancies. 

Due to the Council’s statutory revaluation in 2016, 
the 2017 Land Tax Assessments have come as a 
shock for many CBD and city fringe landlords. A 
large number of 2017 land tax assessments have 
increased substantially compared to 2016 which 
could have a significant impact on value, particularly 
when the tenancy profile is on a gross rent basis 
or when tenancies are subject to the Retail Leases 
Act, in which case land tax is non-recoverable. We 

have witnessed land tax for some CBD sites more 
than double or even triple last year’s. The increases 
in land tax have significantly impacted landlords’ 
projected cash flow, especially if properties are tied 
up with long term gross or retail leases. The effect 
of this increase is only now being felt as the 2017 
assessments were only released in January. 

When looking at entry level prices within the office 
market, many investors are looking at strata titled 
office suites in suburban locations within recognised 
office precincts. Some of the primary locations are 
in South Melbourne, Richmond, Cremorne, Hawthorn 
East, South Yarra and Collingwood. Entry level office 
suites in these locations are typically less than 100 
square metres of lettable area and the attraction 
for investors is the relatively good tenant demand 
and higher yields (in the region of 5.5% to 6.5%). 
Owner-occupiers are also attracted, due to the tax 
advantages and the affordability of owning their 
office.

Entry level capital value rates for strata titled office 
product in primary locations are generally between 
$5,000 and $7,500 per square metre of lettable 
area. 

The secondary locations for entry-level office suites 
are located within outer metropolitan suburbs like 
Mulgrave, Clayton and Glen Waverley. Currently the 
vacancy rates in these areas are higher than that 

of the city fringe and inner east with a lot of stock 
available. Vacancy rates are expected to increase in 
the south east upon completion of the circa 16,000 
square metre supply of office space associated 
with the Chadstone Shopping Centre. Agents have 
also reported a challenging environment to lease 
secondary stock in the outer suburbs.

Entry-level prices for strata titled office product in 
secondary locations are generally between $3,500 
and $5,000 per square metre of lettable area with 
yields of between 6.5% and 7.5%. As an example, 
we note the recent sale of 16/799 Springvale Road, 
Mulgrave which sold to an owner-occupier in January 
2017. The suite comprises a fully fitted office suite 
of approximately 76 square metres and has three 
associated on site car spaces. The price reflected a 
rate of $3,947 per square metre of lettable area.

The lower price sector in primary locations is 
continuing to perform well with reasonable capital 
growth. The low vacancy levels and good borrowing 
conditions are key determinants of this performance. 
In secondary locations, there is more stock available 
and as a result of this, we have not seen this sector 
perform as well as primary locations. There are still 
good opportunities in secondary locations if there is 
a good tenant in place.
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Ballarat
The entry point in general for the Ballarat office 
market is around $500,000 to $750,000. This will 
get you from 150 to 200 square metres of office 
space with two to four car spaces in an A grade 
location within the CBD. In a B grade location, a 
similar amount will get you 250 to 350 square 
metres with five to nine car spaces. The return on 
investment on these properties can differ depending 
on the quality of the space, the lease terms and the 
tenant but would usually be in the range of 6% to 
8%.

The office section of this market has seen some 
good growth in the past two years particularly for 
well positioned property leased to strong tenants. 
The fortunes of the sector are closely tied to the 
economic health of the area which is strong due to 
economic and population growth underpinned by 
industries such as education, tourism, health and 
sustainable manufacturing. As long as the economic 
fundamentals of the area remain solid so too will the 
office market.

The office market and greater commercial real estate 
markets do present some impediments to mum and 
dad investors. These include higher transaction 
costs, higher funding costs, lower loan to value 
ratios, longer marketing periods and the general lack 
of liquidity of the asset class.

Bendigo
Regional centres such as Bendigo provide excellent 
opportunities for entry level office investment. 
The entry level of office property in Bendigo is 
considered to be existing dwellings that lie within 
the Commercial 1 Zone that can be easily converted 
to office use. Areas such as King, Queen and Wills 
Streets are prime examples of Commercial 1 Zone 
land where real estate can be purchased from 
$350,000 up to $1 million depending on the size, 
quality and location of the property. These areas 
also contain purpose built office properties that are 
a bit older but still functional. At this level yields are 
around 6% to 7% although it is worth mentioning 
that this segment is dominated by owner-occupiers 
and self-managed superannuation funds. 

Generally speaking, Bendigo is oversupplied with 
older commercial office property, however mixed 
use development projects that incorporate a 
considerable office component are showing no signs 
of slowing down, with site preparation underway 
for a new development in between Wills and Garsed 
Streets. The demand for new office space in Bendigo 
is considered steady but the market depth at this 
level is not as strong as metropolitan markets.  

A significant offering to the market in Bendigo is 113-
133 Molison Street which is comprised of a CBD land 
holding of approximately 8,000 square metres and a 

building area in excess of 4,000 square metres. The 
property currently has seven separate tenancies. 
Short term holding income is reportedly $847,000 
net per annum. 

Echuca
Lower end commercial offices are generally 
restricted to older buildings in secondary locations. 
Typically the market is dominated by owner-
occupiers interested in taking advantage of self 
managed superannuation fund opportunities.  
Consequently yields are typically lower than might be 
expected. Reduced demand for smaller retail space 
has also freed up some interchangeable space which 
is putting some downward pressure on the supply 
and demand curve.
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Adelaide
Entry-level office accommodation within the Adelaide 
CBD is essentially limited to strata suites. This market 
has been relatively stagnant, rental growth has been 
limited and the vacancy within the CBD is high. Below 
and the following page show a range of sales within 
the Adelaide CBD that we consider are entry level 
and show analysed yields ranging from 4% to 8%. 

There are affordable freehold options within the CBD 
fringe. The price of properties will vary significantly, 
with the alternate use possibilities and development 
potential meaning that the investment is aligned to 
factors other than its office use.

The entry-level office accommodation in suburban 
localities is most notably former homes converted to 
office use along main arterial routes.

Along these arterial routes the demand and 
therefore value levels will vary significantly between 
locations and building types; however similar to CBD 
strata suites they are predominately sold to owner-
occupiers. 

Escalating outgoing costs and limited rental growth 
is eroding investment returns. The market is more 
risk adverse and low interest rates can make owner-
occupation more attractive than renting, indicating 
that owner-occupiers are more active in this space. 

Mum and dad investors looking to acquire entry-
level office space should think more broadly about 
alternate uses and the potential of future rezoning; 
and if buying a leased investment ensure that the 
rent is sustainable. 

Cash flow positive office investment could have a 
higher risk of vacancy, with the possibility of needing 
to offer incentives such as lower rent to attract a 
new tenant, however, these costs may be beyond the 
entry-level investor. Lessoning those risks by looking 
to more prominent localities such as in the inner east 
CBD fringe or in the CBD will possibly push the price 
point beyond entry-level. 
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Brisbane
The lower end office markets in Brisbane are 
geographically diverse and cover a wide spectrum 
of markets including semi industrial, low end strata, 
suburban office parks and fringe office buildings. 
These markets are actively traded by a wide range of 
buyers, both investor and owner-occupier. 

At the very low end of the market (say sub 
$500,000), the market is primarily confined to 
strata titled office suites. This market is primarily the 
domain of owner-occupiers due to the cheaper entry 
point and the general lack of long term tenancies 
necessary to attract investors. The low interest rate 
environment is also driving this market due to the 
comparatively cheaper costs of owning rather than 
buying.

Both rents and capital values for such properties are 
reasonably stagnant at present with values generally 
in the range of $2,500 to $3,500 per square metre. 
Capital values have essentially been stagnant 
for over ten years. Some properties will attract a 
premium on account of very strong location, good 
natural light and good parking facilities. Some sought 
after locations in this regard are considered to be 
Upper Mount Gravatt, Eight Mile Plains, North Lakes 
and Cannon Hill. 

The fringe strata markets are also relatively stagnant 
with very limited new development due to the stable 

rentals and high incentives. Locations such as Spring 
Hill and Milton are generally slower whilst the more 
attractive destinations of Newstead and South 
Brisbane are stronger both in leasing and sales.

The CBD strata market is also very slow with a 
relatively low volume of transactions. The values of 
strata properties are being squeezed through higher 
statutory charges, high incentive levels and stagnant 
gross rentals. There appears to generally low levels 
of buyer interest. Capital values for strata suites 
remain generally in the range of $3,000 to $5,000 
per square metre.

In the lower end freehold markets, there has been 
a relatively good level of activity for good quality 
property. There is a pricing sweet spot in the 
$500,000 to $2 million price range where there 
is solid sales activity for properties which tick the 
right boxes. In particular, there is solid demand 
for anything in the fringe areas where there is the 
prospect of future redevelopment, good parking 
provisions and proximity to transport infrastructure. 
In the mid to outer suburban areas, parking is a key 
driver of activity. Those properties which cannot 
provide a ratio of 1:40 or below generally struggle to 
find leasing or buyer support.

A recent example of a good result for a suburban sale 
is the property below:

This property at Springwood on the southern 
outskirts of Brisbane has been contracted for $1.625 
million excluding GST to an owner-occupier, showing 
a rate of $3,935 per square metre of NLA. The 
property achieved a firm price given the location, 
however the quality of the office accommodation, 
the excellent parking ratio (1:23 square metres) and 
the close proximity to major transport and commuter 
routes highlighted the attraction of such properties 
for owner-occupiers.

For properties above $2 million the owner-occupier 
market starts to thin out but is still present up to 
circa $5 to $7 million.

There is virtually no new development of purely 
office projects at the low end at the present time. 
There is some development of mixed use projects 
which incorporate some office space, however this is 
of limited scale. C
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We consider that the lower interest rate environment 
will continue to make owner-occupation a viable 
alternative within the lower price brackets. Investor 
activity will remain subdued due to the difficulty in 
obtaining and retaining long term tenants. Limited 
new development is likely in the short to medium 
term. 

Toowoomba
Entry level office properties in Toowoomba are 
limited to strata-titled units and former residences 
that have been converted to professional offices. 
There is currently strong demand for both types from 
owner-occupiers.

Strata Units
There is a limited supply of strata-titled office 
complexes in Toowoomba with value rates varying 
depending on the age of the complex and car parking 
ratio. Sale prices for strata-units mostly range 
between $200,000 and $800,000. Sales volumes 
are extremely limited due to the lack of supply.

The lower end of the market includes complexes 
such as 258 Margaret Street and the Mylne Street 
Professional Centre which were constructed in 
the 1980s. The middle tier includes complexes 
constructed in the 1990s such as the ABC Centre at 
297 Margaret Street and Clifford Chambers at 120 
Russell Street. The more modern complexes include 
Capital Place at 195 Hume Street and three levels of 

commercial units located in the mixed use high rise 
known as Central Plaza at 532 Ruthven Street.    

The positive feature of a strata unit is the modern 
quality of office accommodation (compared to a 
converted residence). The negative features usually 
include below average car park ratios and the high 
strata levies required to maintain common areas.    

Converted Residences
Offices that have been converted from residences 
are generally located in fringe CBD areas and contain 
floor areas of less than 200 square metres. Sale 
prices for most converted houses range between 
$400,000 and $600,000. Supply of this product 
can vary with premium prices often achieved when 
supply is low.   

Converted residences tend to be more popular with 
buyers. The positive features include good car park 
ratios, buildings with more character and the fringe 
CBD locations offering easy access. The negative 
feature would be the increased cost to maintain the 
building. 

Gold Coast
To set the context, the Gold Coast commercial 
property market remains hot. Low interest rates 
and southern, international (mainly Asian) and local 
buyers are driving factors that have seen yields 
firming to their lowest levels in years and values 
rising.

The PCA data on Gold Coast office vacancies 
has been reducing now over several six monthly 
reporting periods (January and June each year). As 
at January 2017, the across the board vacancy was 
12.2%, down from 14.3% in July 2016 and 13.2% in 
January 2016. The data for June 2017 is yet to be 
released but expectations are that the across the 
board vacancy rate level is highly likely to reduce 
again.

Rental rates have shown growth and demand 
generally has increased. Consequently, incentives 
have reduced. Notwithstanding these observations, 
there is diminished interest from tenants and buyers 
alike in older secondary office floor space.

In respect to stand alone office buildings, an example 
of an entry level purchase by an investor is 19-21 
Gardenia Grove, Burleigh Heads. This is a converted 
squash court providing several office suites over 
two levels and open car parking. The property is in 
a beachside location (ordinarily where yields are 
0.25% to 0.5% stronger than other areas). It sold at 
auction in February for $2.9 million on a WALE of two 
years reflecting $2,733 per square metre on lettable 
floor area, an analysed yield of 7.45% and a passing 
yield of 7.94%. 

69 Laver Drive, Robina is representative of a better 
quality, more modern office building with good 
location attributes and medium WALE of 5.5 years. 
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It has been reported as being sold for $7.6 million 
following an EOI campaign that closed in May 2017. 
It is a two level building with 48 on-site car parks, 
of which the majority are open spaces. The sale 
reflects $5,060 per square metre on lettable area, an 
analysed yield of 7.6%, passing yield of 8.1% and IRR 
of 8.13%. 

The real entry level office premises on the Gold 
Coast and essentially making up the majority of 
demand from local businesses and buyers are strata 
office units. This sector will demonstrate quantum 
values from as low as $200,000 for smaller or older 
premises up to $2 million for larger, lesser quality 
units or smaller, better quality units.

An example of the lower value range is a strata office 
unit in Parkrise at 3 Alison Street, Surfers Paradise. 
This is a 75 square metre unit with one basement 
car park which sold in February 2017 for $250,000 
reflecting $3,333 per square metre on surveyed floor 
area. It is in an older office building considered to be 
representative of C or D grade office space. 

Examples of larger but still C or D grade strata office 
unit transactions also in Surfers Paradise are Levels 
3 and 4 in the RSL Centre at 9 Beach Road. These 
strata office units reflected low WALEs. They had 
surveyed floor areas (SFA) of 454 and 469 square 
metres respectively and sold in March and April 
2017 for $1.295 million and $1.585 million. They 
reflected rates of circa $2,900 to $3,400 per square 

metre on SFA and analysed yields at circa 7.75%. 
Both properties were purchased by entrepreneurial 
investors looking to refurbish and multi tenant at 
competitive rental rates.

Sale transactions in 2017 for medium standard 
strata office units across the Gold Coast would be 
expected to fall within the value rate range of $2,500 
to $3,000 per square metre on SFA, whilst better 
quality, more modern units in areas such as Robina 
and Varsity Lakes demonstrate value rates from 
$4,000 to $5,000 per square metre. Investors could 
expect yields ranging from 6% to 7% for better 
quality units and 7% to 8% for lesser quality units.

Overall, there are still opportunities to acquire entry 
level office premises in the current buoyant Gold 
Coast commercial market, although it is probably fair 
to say that bargains are few and far between. 

 

69 Laver Drive, Robina

19-21 Gardenia Gr, Burleigh Heads

Sunshine Coast
Owner-occupiers in the sub $700,000 strata titled 
unit market dominate the entry-level office market 
on the Sunshine Coast. We have seen a range of sales 
in this market over the past 12 months across prime 
and secondary quality locations.

Generally, value levels range from circa $2,500 
per square metre for secondary style locations or 
accommodation up to a high of $5,500 per square 
metre for new, good quality accommodation in prime 
style locations.

Recent sale examples include:

• An 86 square metre strata titled unit within a 
new complex opposite the new Sunshine Coast 
University Hospital sold for $5,300 per square 
metre to an owner-occupier.

• A 137 square metre strata titled unit within an 
approximate 20 year old, two level complex 
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opposite the Sunshine Plaza in Maroochydore sold 
for $3,431 per square metre to an owner-occupier.

• A 138 square metre strata titled unit located in 
an approximate eight year old, three level lifted 
complex in a mixed use industrial/showroom/
residential location in Maroochydore sold for 
$2,739 per square metre to an owner-occupier.

The above sales are a representation of the general 
availability of strata titled stock across the region 
with other locations such as Noosaville, generally 
providing smaller sub 100 square metre stock with 
limited supply.

The overall level of supply for office stock has 
increased over the past six months with new stock 
coming into the market, which will continue to impact 
value levels moving forward. While there are limited 
purchasing options available, there has been a 
significant increase in leasing stock, which will be the 
main impact on value levels into the medium term as 
demand may diminish.

Gladstone
There have been very few sales of office properties 
in Gladstone due to current market conditions. 
Given the reluctance of owners to sell in the current 
market if it can be avoided, there have been few 
opportunities for the mum and dad investor. The 
most recent known investment transaction for an 
office property was a leased strata office unit at 

$490,000. The sale reflected an analysed market 
yield of 9%. The most significant recent sale is of 
a large multi-tenanted office and retail building in 
Goondoon Street that recently sold for $875,000. 
The property comprised a 1,969 square metre site 
with a part three storey brick commercial building 
with a lettable area of 920 square metres. All 
tenancies were vacant at the time of sale and it 
was purchased by an owner-occupier to part lease 
and part occupy. The sale was a strong indicator of 
current depressed market conditions for commercial 
property in Gladstone. We consider market 
conditions will continue on a similar trend with limited 
sales activity and generally a sub $1 million value 
level for the short term.    

Rockhampton
The price accessible end for office property in 
Rockhampton has predominantly been in the sub 
$750,000 price bracket in recent years. 

The sales of sub $750,000 office space have been 
fairly limited over the past couple of years. These 
properties have mostly been vacant at time of sale 
and rarely appeal to investors. 

The offices that have transacted at the lower end 
of the price accessible scale have generally traded  
between low $200,000s to $300,000.  These sales 
generally include older, attached double story 
buildings with office or retail accommodation on the 
ground floor with a residential flat or storage on the 

first floor. These sales have been a mix of vacant 
possession and investment sales, depending on the 
occupancy profile of the property. We are aware of 
a property of this nature currently under contract 
for $290,000, reflecting an analysed market yield of 
7.25%. Most vacant office space of this nature has 
been purchased vacant by owner-occupiers. 

What we are seeing is local small business owners 
taking advantage of the still low interest rates and 
securing a well located, sub $750,000 premises 
within close proximity of the Rockhampton CBD now, 
while they wait for the local economy to grind into 
action.  It appears as though the smaller business 
owners are capitalising on the lower price points of 
smaller office space as a business strategy to secure 
a permanent fixture for their business presence in an 
area with moderate to high exposure. 

Mackay
The Mackay property market, and in particular 
the industrial sector and related retail and office 
sectors are heavily influenced by the coal mining 
industry. Mackay had been in a recessionary phase 
however the improvement in coal prices and the 
industry outlook in 2016 had a positive effect on 
local economic sentiment. Offsetting this element 
of positivity is the recent 2017 decrease in spot 
coal prices where prices have dropped sharply. As 
a result, the local economy and property market 
remain very volatile.
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There has been very limited sales of office properties 
sub $500,000 in the Mackay region. The only office 
sale sub $500,000 is 222 Victoria Street, an old 
Queenslander converted to an office with residential 
flat underneath which sold with vacant possession to 
a local speculative investor for $417,200. 

Sales of strata titled office properties in Mackay are 
also limited. 4/118 Sams Road is a small strata unit 
in a secondary location which sold at the start of the 
year for $600,000 to the sitting tenant.

Investor activity in the Mackay region is limited with 
the market now being centred more towards owner-
occupiers who are taking advantage of affordable 
property prices and low interest rates. Investors are 
wary of high outgoings, limited demand by tenants 
and the vacant possession nature of stock currently 
listed on the market. Investors are still active in 
the current market albeit their interest is drawn to 
properties with long unexpired lease terms to good 
quality tenants.

Buy in prices for office space is varied with the lowest 
sale being $417,200 and the highest at $2,800,000 
depending on the size, location and condition of the 
asset. Yield rates range from 7% to 11% for a variety 
of investment assets with the majority of assets 
sitting at around 9%. 

Development has slowed over recent years in Mackay 
with no major projects which would affect the office 
property investment market. 

Townsville
The office market overall remains at the bottom of 
the market cycle, although confidence is starting to 
move in line with a pick-up in business confidence. 

The entry level office market is affordability driven 
and priced in the sub $500,000 price bracket.  Prices 
start at  around $350,000 for converted dwelling 
properties in secondary suburban locations.  There 
are some small strata professional offices priced 
in the sub $500,000 price range, however there is 
generally limited stock offered to the market. 

Overall the market for entry level office property is 
not yield driven but affordability driven, with most 
activity in this sector being from owner-occupiers.

Cairns
The Cairns office market is relatively shallow and 
experiences limited sales activity. The market has 
also experienced limited new development. The last 
large office building constructed in Cairns was the 
State Government office tower completed in 2010 
and there are no known new developments in the 
pipeline.

Commercial property sales in Cairns, inclusive of 
retail and commercial office premises, remain well 
below the peak levels achieved in the 2005 to 2007 
period. Nevertheless the market has been slowly 
rebuilding in sales volume since 2010. Prices paid 
for strata titled premises have been relatively stable 
since 2010 at around $2,500 to $3,000 per square 
metre of floor area.

Most new office space leasing demand is for smaller 
areas and for modern, good quality green star rated 
premises, however there is only a handful of such 
buildings in Cairns. These buildings achieve high 
levels of occupancy and are experiencing stable rent 
levels typically of $350 to $400 per square metre 
per annum. Demand for lesser quality space remains 
limited and there is a large oversupply even of good 
quality non-inner CBD and well exposed secondary 
space.  These conditions have placed downward 
pressure on secondary rents and have seen the 
emergence of incentives. 

Overall the Cairns office market is not expected to 
change much during 2017. 
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Darwin
For those in the fortunate position of having 
$500,000 to splash about and have an interest in 
the Darwin office market, there are opportunities 
aplenty.  However under current market conditions, 
all these opportunities come with a significant risk 
profile attached.

One thing is certain - your $500,000 will purchase 
much more in the Darwin office market than it would 
have in 2014!

The well publicised 22.5% vacancy rate in Darwin 
CBD offices is (with Perth) the highest in the nation 
for a capital city, however it should be noted that 
most of this vacancy is tied up with larger scale 
buildings which are not in any way related to the 
$500,000 property market.

Nevertheless, there is an oversupply of smaller 
scale space with many businesses down sizing in the 
current market.

The Avenue development at Parap has been 
overhanging the market with stock available there on 
a cold shell basis.  Until these are cleared, the small 
scale office suite market will remain weak.

A small scale office with a solid tenant and a 
long term lease is still a saleable commodity, but 
vacant property remains hard to shift.  With owner 
occupiers dominating the market segment around 
the $500,000 price bracket, commercial office 
investment activity is slow.

On a more positive note, the purchase of Jacana 
House by the Sentinel Group shows there is still 
interest despite the weakened economy at present.  
Coupled with the purchase of the Cascom Centre 
at Casuarina last year, this provides the group with 
relatively high yielding commercial property assets, 
mainly in regional type locations.
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Perth
In line with the broader Perth CBD and West Perth 
office markets, smaller entry level office properties 
(which are predominantly strata titled office suites) 
are experiencing lack lustre enquiries, especially 
from lessees, and little demand from owner-
occupiers unless they are taking the opportunity to 
switch from being a tenant to an owner.

Generally speaking, we are seeing that values are 
down across most of the entry level office sector 
across the board, borne about in large part by the fall 
in achievable office rents, which we have found can 
be as low as $75 per square metre per annum net 
effective in suburban locations. 

In Subiaco for example, office rents in the lower end 
entry point market are generally down to around 
$200 per square metre per annum net effective, 
down from a peak of above $400 per square metre 
per annum. 

A halving in rents hasn’t necessarily seen a halving 
in capital values with yield compression taking some 
of the sting out of the cash flow conundrum faced by 
the majority of investors in this sector. 

With a glut in the office leasing market and a flight 
to quality occurring, strata owners of B and C grade 
strata office suites are doing it tougher than those 
holding newer strata suites in recently completed 
developments. This is where the biggest discounts 
to rent and capital values are and there is a clear 

disparity between what is considered to be modern 
strata suites and older suites of a similar size. 
There isn’t a lot a strata owner can do in these 
circumstances because unlike an owner of a lower 
grade building who can upgrade and refurbish their 
whole building, a strata owner has to contend with 
other owners in the strata and establish a sinking 
fund to upgrade services. Therefore, smaller office 
occupiers in outer suburban locations are taking the 
opportunity to relocate closer to the Perth CBD. 

There are some early signs that Perth is beginning to 
come alive again with commercial property activity 
at a time when Sydney and Melbourne are at their 
peak. 

There is a slight buzz that the major oil and gas and 
iron ore players are looking at projects again and 
refilling some empty seats, so we’ll wait to see what 
impetus there is that may drive the entry level office 
market.
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Overview
Each year we ask out teams to invest a hypothetical 
$500,000 in their service area. It’s a great way to 
benchmark how markets are tracking.

This year has seen the continued rise in Sydney and 
Melbourne prices, but as you’ll find among these 
pages, there are plenty of options for anyone looking 
to lay down a lazy half million.

Sydney
This time last year we mentioned the diminishing 
opportunities to enter the south-west property 
market within the sub $500,000 price point. That 
trend has certainly continued in this market segment 
and that price point is now ultimately reserved to 
units or vacant land within new subdivisions further 
from the central hubs of Liverpool and Fairfield.

The Liverpool and Fairfield home unit market 
still offers plenty of stock available for under 
$500,000, although this is limited to older style, 
1960s and 1970s low rise walk-up developments or 
new 1-bedroom units within modern or new high 
density developments. There are newer style 2000s 
built 2-bedroom units available under $500,000 
however these are mostly second tier high density 
developments and no longer benefit from the brand 
new condition which appeals to investors and tenants 
alike. 

Opportunities to enter the dwelling sub $500,000 
market within these locations is basically non-
existent given that land value generally exceeds 
this price point. This market benefits from higher 
than average rental yields which can be appealing 
to investors, however this is usually a trade-off with 
weaker capital growth compared to coastal regions 
such as St George and Sutherland Shire LGAs south 
of Sydney or locations closer to the Sydney CBD.

Liverpool and Fairfield unit markets are currently 
steady with a healthy level of demand. This demand 
is likely to continue into the future given that these 
locations are the central hub of the south-west 
region and are easily accessible via motorways and 
public transport and within close proximity of the 
future Western Sydney Airport at Badgerys Creek. As 
with many regions of Sydney, the unit market is likely 
to face some downward pressure on values in the 
near future due to the increasing supply of similar 
stock and general market conditions, particularly 
given that this market is heavily investor driven.

Apart from home units, the other residential asset 
type sub $500,000 is vacant land located within new 
suburbs of the South West Priority Growth Area. This 
includes new suburbs such as Edmondson Park on 
the fringe of Liverpool LGA and further out such as 
Harrington Park within Camden LGA. Land values are 
continuing to rise in these suburbs with many lots 

now in the $400,000 to $500,000 range (or higher) 
and are generally 300 to 500 square metres. Once 
a parcel is secured, a buyer would then be looking at 
approximately $300,000 or more to build a family 
home. Such locations are more than 60 kilometres 
from the Sydney CBD, however are likely to benefit 
from the growth of the Parramatta and Liverpool 
regions and the future airport at Badgerys Creek.

Outer western Sydney
When searching for detached dwellings at circa 
$500,000 even in the outer ranges of the Blue 
Mountains there is very little product under 
$500,000. 

Mount Victoria gives the greatest volume of property 
on the market for under $500,000.  This typically 
comprises a 2- to 3-bedroom dated dwelling, 
often of fibro or clad construction. Currently on 
the market for $370,000 to $400,000 is a part 
two-level, hardiplank dwelling of 4-bedrooms and 
1-bathroom situated on 650 square metres. It has 
internal updates but is situated along the Great 
Western Highway.  A property that recently went 
under contract for around $400,000 is a mid 2000s 
imitation weatherboard, 2-bedroom, 1-bathroom 
dwelling of average fitout. It is situated on 5,000 
square metres but this is predominantly uncleared 
sloping bush land.
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It is important to note that Mount Victoria is situated 
some 120 kilometres outside the Sydney CBD.

If Mount Victoria is too far a commute to the CBD, 
then buyers can consider the developing suburb 
of Box Hill in the north-west approximately 50 
kilometres from the CBD. For around $500,000 you 
can purchase a circa 400 square metre block of land.  
Unfortunately you may need another few hundred 
thousand to build a house.

In the suburb of Blacktown a $500,000 budget gives 
you a number of options for semi modern units.  A 
2010 2-bedroom, 1-bathroom unit recently sold for 
$480,000 in Fifth Avenue within close proximity to 
the station and shops. If you want an extra bathroom 
in the unit then you’ll need to contend with an older 
complex or a less preferred location for the same 
money. 

The suburb of Willmot in the Blacktown LGA is the 
prime spot for circa $500,000 detached dwellings. 
Here buyers have more choice as the volume of 
property within the $400,000 to $500,000 bracket 
is larger than many other areas of Sydney. For 
around $500,000 buyers can secure a brick dwelling 
with 3-bedrooms and 1-bathroom with minor updates 
on a 600 square metre parcel. It is approximately 50 
kilometres from Sydney CBD but more importantly 
around 13 kilometres from Penrith and 25 kilometres 
from the proposed second airport at Badgerys Creek.

Northern Sydney
In the northern suburbs of Sydney, $500,000 does 
not buy you much at all. Twelve months ago we 
highlighted some examples that could be purchased 
for sub $500,000. Unfortunately these do not exist 
anymore. The semi modern 1-bedroom unit in Waitara 
is now worth more and you will have to look for an 
older 1-bedroom unit in an inferior position to come in 
under the cap. 

We highlighted last year that for a few more dollars 
you could secure a semi modern 1-bedroom unit 
without car parking in St Leonards. This hasn’t 
changed, but the few more dollars has risen 
substantially with a recent sale of a similar style unit 
for $580,000. Further up towards the beaches you 
can still only get a 1-bedroom unit but you will have 
to break the budget by around $30,000 to have any 
chance of securing one and closer to the city you’ll 
have to contend with older complexes, main roads, 
dated fittings and no car parking.

Central West
Over the past 12 to 18 months the buying power of 
$500,000 has been diminishing rapidly. Buying a 
Torrens titled house, land, townhouse or villa is out 
of the question. The sub $500,000 limits you to a 
strata titled unit. This market is generally driven by 
investors and first home buyers. 

If we look at the Parramatta market, you can 
only expect to purchase a 1-bedroom unit or 

studio in a pre 2000s constructed building, for 
example 15 Campbell Street where you can pick 
up a one 1-bedroom unit for between $420,000 
and $480,000. You may get lucky with the odd 
2-bedroom unit becoming available, however you do 
get what you pay for, as they are generally smaller 
in size, located along main roads (such as the Great 
Western Highway) and require more capital by 
the purchaser to bring them up to a basic liveable 
standard.

You can venture out to adjoining suburbs of Granville, 
Auburn and Guildford, where $500,000 gives you a 
little bit more buying power. Generally in the Granville 
pocket just north of the Great Western Highway (for 
example around Meehen Street), you can get a small 
2-bedroom, 1-bathroom unit in a 1970s to 1980s walk-
up complex for between $420,000 and $480,000. 
This is similar to the Auburn pocket just south of 
the Great Western Highway (for example around 
Dartbrook Road).

Guildford gives you further purchasing power, with 
purchasers having the option to buy 2-bedroom, 1- or 
even 2-bathroom (or second toilet in the laundry) 
units in 1990s to 2000s walk-up complexes. However 
you must be willing to sacrifice being close to local 
services such as the train station and local shops as 
even though these facilities are offered in Guildford, 
at this price point you will be a fair walk from them.
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Eastern Sydney
When it comes to property on the eastern side of 
Sydney, your options are fairly limited with only 
$500,000 to spend.  Studio units on the eastern 
fringe of the CBD in suburbs such as Darlinghurst 
and Elizabeth Bay, ranging in size from 25 to 45 
square metres, are generally selling in the $400,000 
to $500,000 range. Being well located to the CBD 
and services, they offer good rental returns for the 
investor in the 4% to 5% range. A renovated 1970s 
27 square metre studio with no parking on title in 
Elizabeth Bay sold this month for $477,000.  Caution 
though as some lenders have size restrictions and 
not all will lend on property under 30 square metres 
or on Company Title which is also common in this 
area.

Sutherland
Other options include older style 1-bedroom units in 
middle and outer ring suburbs such as Sutherland, 
Cronulla and Penshurst. This type of property, 
located close to railway services, is attractive to 
first home buyers and investors, generally returning 

rental yields between 4% and 5%. 

A recent Penshurst sale of an updated 1970s 40 
square metre unit with 1-bedroom, 1-bathroom and 
1-car garage sold in May for $455,000.

A little bit different…
For those looking at property options outside the 
square, car spaces in the CBD and fringe suburbs 
may appeal, with most selling at between $100,000 
and $200,000. A 15 square metre secure car space in 
Potts Point sold for $190,000 in February.

A heritage boat shed has been recently listed in 
Bundeena for $350,000. On a waterfront parcel of 
just 92 square metres with literally only a timber 
boat shed of nine square metres, the property does 
not have power or running water but does have 270 
degree water views to Cronulla.

Or maybe an option to consider if you are into water 
activates is a holiday cabin on the banks of the 
Hawkesbury River at say Lower Portland?  Situated 
in estates with common facilities, a freestanding 
2-bedroom older style holiday cabin with common

 boat access will sell within the range of $380,000 
to $400,000. Market movement is not guaranteed 
but at 60 odd kilometres from the CBD, it is within an 
easy travel distance each weekend.

We believe the circa $500,000 price bracket is 
generally made up of investors and first home 
buyers, both of which are sensitive to price and 
interest rate movements. While the cash rate is still 
on hold at 1.5% we believe the biggest impact to 
this market is the recently announced stamp duty 
concessions for first home buyers covering both new 
and existing property up to $650,000. We will have 
to wait and see the effects of this announcement on 
the market but as history shows us, any incentives 
for buyers will lead to higher prices in the end.

Canberra
The first half of 2017 in the Canberra residential 
property market has seen continued strong growth 
and continued demand for detached established 
dwellings. With the large number of apartments 
coming onto the market,  unit stock is available in 
abundance in the sub $500,000 bracket. Some 
areas suitable to invest half a million dollars would be 
Braddon, Campbell or New Acton in Canberra’s inner 
north. Apartments in this area would be expected 
to hold and increase value better than suburban 
developments due to their proximity to the city. 
Rental demand for these properties remains strong 
despite the increase in supply presenting a good 
opportunity for a profitable investment.
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In the detached housing market, Ngunnawal in the 
north and Wanniassa in the south are two suburbs 
suitable for a $500,000 investment. Half a million 
dollars will secure a 1990s, 4-bedroom, 2-bathroom, 
2-car garage property on a 600 square metre 
block in Ngunnawal. In Wanniassa a similar house is 
available but most are 15 to 20 years older and are 
sited on larger parcels of land. Rental yields for a 
4-bedroom house in these areas are sitting at around 
4.5% to 5% for well-maintained properties.

With the recent growth in the ACT, the lazy half 
million doesn’t stretch as far as it used to when 
chasing solid capital growth. $500,000 won’t be able 
to crack the Woden Valley market or even Weston 
Creek when looking for detached houses. There has 
also been strong growth in some Belconnen suburbs 
including Cook, Macquarie, Weetangera and Hawker 
amongst others. This is confirmed by several strong 
recent sales of vacant land (remunerated loose fill 
asbestos blocks) in these areas.

Illawarra
Values continue to increase across the Illawarra 
and as a result, those with $500,000 to spend have 
less and less to purchase. North of Wollongong, 
possibilities are limited to older 2-bedroom 
townhouses or units in suburbs such as Corrimal, 
Bellambi, Woonona and Thirroul. It may also be 
possible to purchase a bush block in Wombarra 
or Coledale, however there wouldn’t be a building 
entitlement and the purchaser would be taking a big 

risk if they were hoping to get approval to build a 
dwelling.

Around the Wollongong CBD it is getting hard to 
find 2-bedroom units even in older complexes for 
less than $500,000. There are plenty of 1-bedroom 
units available priced from about $375,000. Moving 
south of the CBD and we come across the first 
suburbs where $500,000 will be able to buy a single 
residential dwelling. Locations such as  Cringila, 
Warrawong, Lake Heights and Berkeley still offer 
older style small 2- or 3-bedroom dwellings although 
these will be in fair condition.

Units, villas and townhouses are all the most 
likely property types that can be purchased in the 
Shellharbour for under half a million dollars. Most 
2-bedroom strata properties are priced under 
this mark and in areas such as Albion Park Rail it 
is possible to purchase an older style 3-bedroom 
townhouse for between $450,000 and $500,000. 

Not to be forgotten are the new residential land 
release areas where regular 300 to 600 square 
metre vacant lots are available for less than 
$500,000 in estates such as Calderwood, Horsley 
and Wongawilli.

Growth in the Shoalhaven residential market has 
also been strong and there are now many houses 
in Nowra that are no longer available for less than 
$500,000. However in Nowra and surrounding 
suburbs it is still possible to purchase a 3- or 

4-bedroom family home under $500,000 and this 
is the same for locations such as Culburra Beach, 
Sanctuary Point and Sussex Inlet.

As an investment we would recommend areas 
still deemed affordable in the Shoalhaven such as 
properties in and around Nowra and the coastal 
suburbs of Callala Beach, Callala Bay and Culburra 
Beach. While all locations have had sustained growth 
for a while now, we believe that the Shoalhaven 
will continue into the short to medium term as 
the greater Wollongong region becomes more 
unaffordable and road links get better and better 
with the Berry bypass underway and the Albion Park 
bypass planned.

Southern Highlands
The continuing ripple effect of the Sydney market 
has pushed the main townships of Bowral, Moss Vale 
and Mittagong beyond the $500,000 range for the 
aspiring property owner. Where we have seen a real 
surge are the outlying hamlets such as Hill Top and 
Colo Vale, where $500,000 will buy a neat 3- or 
4-bedroom 1980s style house on 700 square metres 
of land.  These locations are proving attractive to 
entry point purchasers, enjoying close proximity to 
the freeway.  We note that the market has moved 
strongly over the past 12 months when in July 2016 
we observed that the strata market and older houses 
on the fringe of the main townships were within 
the price range. This would now be the exception 
with only the possibility of picking up a late 1960s 
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early 1970s built dwelling in Mittagong or Moss Vale, 
located in the previously social housing precincts.

NSW Central Coast
Finding a property with a lazy $500,000 is becoming 
increasingly difficult in the central coast region as a 
result of market value increases over the past two 
years. There are still some areas where the owner-
occupiers and investors are looking to buy at this 
level and can be accommodated, however the pool of 
stock is shrinking.

We think most buys in the housing market will be 
found in the older suburbs at the northern end of 
the region. Some parts of Blue Haven, San Remo, 
Gorokan, Toukley, Budgewoi and Charmhaven are 
still offering properties at or below the $500,000 
mark. These properties are mostly single level, 2- or 
3-bedroom fibro or brick and tile homes, mostly with 
garaging on average size blocks of land. If villas or 
townhouses are being considered, then reasonably 
priced stock is available within Mardi and Watanobbi. 

The middle of the region includes suburbs like Bateau 
Bay, Killarney Vale, The Entrance and Long Jetty. 
While still available, properties with a $500,000 
price tag are becoming rare and will mostly be 
limited to villas, townhouses and units. There are 
a few dwellings seen at this level, however these 
properties will be older style and most likely in need 
of renovations or repairs.  

Killarney Vale and Berkeley Vale are good, solid 
suburbs with equally good facilities. There is a 
good vibe in these locations for younger buyers 
and families. Buys at the $500,000 mark are 
becoming limited, yet they are still around and it’s 
our recommendation to look here. Expect an older 
dwelling with 3-bedrooms and room to improve.

As we move down the coast toward the southern 
end, buying around the $500,000 mark becomes 
harder. Properties are still available, although buyers 
should expect to concentrate on the unit market 
where buying a property at this price point is still 
achievable. 

This is also the case for the Peninsula locations of 
Umina Beach, Ettalong Beach, Woy Woy and Booker 
Bay as $500,000 buys are becoming rare. 

Narara, Niagara Park and Wyoming have been 
benefiting from the strong market and their growth 
in popularity has pushed the $500,000 buy in price 
upwards and we are seeing limited purchases at this 
level now. 

When looking back at the comments made in 2016, 
we note the underlying tone was that buying with a 
lazy $500,000 was achievable, although the stock 
was shrinking in some areas, and this has proven 
to be the case. We think that next year, we may be 
talking a lazy $600,000.

Newcastle
With the Newcastle market running hot for a lengthy 
period of time, first home buyers and growing 
families are looking at alternative and cheaper 
options in outer suburbs and nearby towns. Medowie 
and Raymond Terrace are two of these areas both 
around 35 minutes drive from the Newcastle CBD. 
Half a million dollars will get you quite a bit more 
house and land compared to the inner suburbs of 
Newcastle and for growing families it is just not 
practical to live in a 2-bedroom unit when you can get 
a modern 4-bedroom house on 1000 square metres 
for the same price. 

Medowie’s two major economy drivers and 
employers are the nearby airport and RAAF base. 
A current expansion of the RAAF base and the 
proposed upgrade to an international airport have 
created more job opportunities and a subsequent 
high demand for property.  The Bower Medowie 
subdivision which recently opened stage one sold out 
all 31 lots in 48 hours with some buyers camping out 
to ensure purchase.

Raymond Terrace’s location on the Pacific Highway 
allows for convenient access both north and south.  
Like Medowie, Raymond Terrace also benefits from 
the airport and RAAF being close by but the major 
economy drivers are manufacturing and retail. 
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Longer commute times and lack of or inferior 
services and retail are factors for lower property 
prices in most outer suburbs and small towns 
around the country, but by placing the microscope 
specifically on Medowie and Raymond Terrace, other 
cracks influencing lower property prices begin to 
appear.

Medowie does not lie within the contamination zone 
around RAAF Williamtown but it is certainly within 
the jet noise zone created by the base and the 
procurement of the new F35 fighter jet from 2018 will 
only increase the volume.  The noise issue and being 
located in a bush fire prone area and slightly off the 
beaten track mean that although the majority of 
housing in Medowie is modern and on larger lots, half 
a million will still go a long way.

Raymond Terrace is larger than Medowie and offers 
more in the way of services and retail, however older 
estates can  make it less family friendly along with 
a longer commute time into Newcastle. Additionally 
Raymond Terrace lies within a flood zone due to 
its location near the confluence of the William and 
Hunter Rivers. This means that half a million still puts 
you near the top end of town. 

NSW North Coast
Lismore / Casino / Kyogle
There has been some positive movement in some 
areas of the property market from 12 months ago in 
terms of what one can score with a lazy half a million. 

In other words, in some places that $500,000 would 
get you less whereas in other places you could get 
more for your money. However, the mix of product 
may have varied slightly, particularly in the more 
regional areas within the Richmond Valley and Kyogle 
council areas.

Still, in the more remote areas, we have noted a 
distinct fall in some markets. For example:

• 6 x $75,000 (or less) per steep timber vacant 40 
hectare bush blocks in the rural localities of Drake 
and Tabulam; or

• 4 x $110,000 to $120,000 standard vacant 
residential blocks in Casino and Kyogle. Relatively 
flat but may ask slightly more than $100,000 
individually, so a package deal of say five at the 
nice round figure of $100,000 each would be hard 
for a vendor to pass up in the current market.

Alternatively, secure a nice 3- to 4-bedroom, 
2-bathroom house with garage for around $300,000 
to $350,000 and throw in another vacant residential 
block at $110,000 to $120,000.

There are not too many residential properties 
within Casino or Kyogle that would use up the whole 
$500,000 in one transaction, however the ones that 
do usually deliver the full quota of features from 
air-conditioning, good quality appointments, pool, 
established landscaping or full renovation of an older 
style character home.

For those inclined towards a more rural residential 
setting, there are opportunities to use a substantial 
part of the $500,000 gift to acquire an established 
property with modern 4-bedroom, 2-bathroom 
homes with double garages in close proximity to the 
town centres of Casino and Kyogle. Typically, such 
properties would comprise lots ranging in size from 
4,000 square metres to five hectares.

Semi remote rural localities with properties on lots 
from 40 hectares to even 100 hectares purchased 
under $500,000 have become slightly more 
attainable in the past 12 months and still provide 
semi modern homes with established ancillary 
improvements. However, distance and maintenance 
of the land are factors that any potential purchaser 
must consider.

Within Lismore City, the lazy half million is somewhat 
more restricted in its purchasing power, however 
opportunities still abound. Good quality level vacant 
residential lots are around the $200,000 plus mark 
in the new, developing residential estates, so buy 
two and possibly use the remaining $100,000 as a 
$50,000 deposit for a house to be built on each of 
the lots. Or use the other $100,000 to purchase one 
of the steeper vacant blocks for around $100,000 
(just keep in mind that your building costs will rise 
significantly!).

It should be relatively easy to find two residential 
house properties for around $250,000 each, 
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however they are likely to be located in a flood prone 
area, need some cosmetic attention or front a busy 
road. There may be even more opportunity following 
the recent flood in the Lismore basin and North 
and South Lismore areas, particularly for houses 
where flood waters entered the habitable floor 
areas, however tread carefully, as anecdotally it has 
been reported that some areas in Lismore had flood 
waters higher than that recorded in 1954 and 1974!

There are still a number of 2-bedroom, 1-bathroom 
brick and tile residential units with single carports 
available within reasonable proximity of shopping 
and educational facilities in Lismore City which have 
an expected price range of $150,000 to $200,000 
and attract a rent of around $200 to $250 per week.

One particular sector of the market which has seen 
a lot of activity in the past 12 months is the well-
presented, 4- or 5-bedroom, 2-bathroom, double 
garage residence in the modern residential estates 
of Goonellabah and Lismore Heights (where most 
of the new build action is) within the $450,000 to 
$550,000 range, that is if you feel inclined to use up 
the $500,000 in one go plus a little bit more from 
a friend. The rental assessments can vary widely 
depending on features, but expect something in the 
order of $450 per week plus.

At present, even with the record low interest 
rate levels, the possibility of any significant price 
improvement is not generally clear as there is still the 

overriding climate of people expressing that age old 
concern of ”is my job secure?”

Ballina /Byron 
There is little that can be purchased in or around 
Byron Bay or the Lennox Head area for a lazy half 
million in 2017. In Byron Bay, $500,000 would only 
allow you to purchase a basic 2- or 3-bedroom 
townhouse or villa located west of the city centre. 

The suburb of Lennox Head has limited options 
for a lazy half million as well, offering maybe an 
older duplex purchasing option. In truth potential 
purchasers looking for a buy into the Byron Bay 
or Lennox Head market will almost need a lazy 
$700,000 at a minimum for a solid investment 
opportunity.

Ocean Shores however would present an easier 
opportunity to spend a lazy half million as a semi-
modern to modern 3-bedroom house can be 
purchased at around the $500,000 mark. As the 
market has continued to firm over the past 12 months 
these opportunities even within the locality of Ocean 
Shores have become harder to find. 

The prediction from last year’s lazy half million 
edition remains true, as the market in the Byron 
shire is almost void of the $500,000 price bracket. It 
should be considered however, that the unit market 
in Ocean Shores would be all on offer for a lazy half a 
million dollars. This suburb provides a great locality 

to major service centres such as the Gold Coast 
airport and provides a mid price point of around 
$450,000.

In Ballina or Alstonville, $500,000 would get 
you a basic 3-bedroom semi-modern dwelling 
or a reasonable 3-bedroom townhouse or villa. 
Another option would be to purchase vacant land in 
Wollongbar Estates or Ballina Heights and build. This 
would get you an entry level modern project home 
within a new estate and would have strong re-sale 
value.

Within less desirable locations such as Wardell, 
Broadwater and Woodburn, $500,000 would still get 
you an above average quality home or even a basic 
acreage lifestyle property.

Within Evans Head, $500,000 would buy a modern 
good quality 3-bedroom townhouse or a basic 
older style dwelling situated on land with possible 
redevelopment potential.

The Clarence Valley
Within Yamba and Maclean, the sub $500,000 
market remains strong with 66 and 82% of 
combined dwelling, unit and land sales reported in 
this price bracket so far this year respectively (as 
sourced from RP Data). The Maclean market remains 
the more affordable option with the beachfront 
appeal of Yamba contributing to firming values. 
At the $500,000 price point, a range of options 
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are available. Some of these include established 
dwellings (renovated or original condition), units, 
land and new builds and even large lot rural 
residential in areas such as Gulmarrad. With the 
market in its current state, it is wise for purchasers 
to be wary of longer term returns. In a hot or 
peaking market it is important to keep in mind 
the possibility of a downward or even stabilizing 
trend in the future. Accordingly, it is important for 
purchasers, particularly renovators or investors, not 
to overcapitalize. In terms of rental returns, there 
continues to be demand for housing from the Pacific 
Highway upgrade, as well as standard holiday rentals. 
With limited permanent rentals available it is a 
competitive market with better than historical rental 
returns being recorded.

Coffs Harbour
Approaching the half way mark of the year with 
record low interest rates and consumer confidence 
seemingly unstoppable we have recorded strong 
increases in values over the past 12 months within 
several sectors of the market. 

Buyers in the $500,000 bracket cannot expect to 
buy as much as in previous years with significant 
pressure on the sub $500,000 market sector. 
$500,000 will buy you a 10 to 30 year old 3- or 
4-bedroom home on varying size sites west of the 
Pacific Highway and within two to three kilometres 
of the Coffs Harbour CBD. East of the highway you 

will get a 20 to 60 year old home close to town and 
beaches although will generally be modest in size and 
require significant upgrade work. The newer project 
style homes in suburban locations such as Bonville 
and Coffs Harbour now range between $500,000 
and $650,000 whilst in the more upmarket 
beachside suburbs of Korora, Sapphire Beach and 
Moonee Beach, you will find very little for sale 
under the $600,000 mark with the lazy half million 
buying an older style home which will require some 
work. Homes in the more modern upmarket estate 
known as The Lakes at North Boambee Valley (two 
kilometres from the CBD) start at around $600,000 
for modern 4-bedroom, 2-bathroom homes.   

If you are after more bang for your $500,000 the 
older established areas south of Coffs Harbour at 
Boambee East and Toormina will get you a larger 
4- or 5-bedroom home of five to 30 years of age. 
Traditionally homes in these areas are of a more 
modest standard with values in the $375,000 to 
$550,000 range. These areas are well located close 
to the Pacific Highway for access north and south 
and within two to three kilometres of the popular 
Sawtell Beach and shopping precinct. The major 
shopping centre at Centro Toormina is underpinned 
with K-Mart, Woolworths and Coles. Schools include 
primary and public high schools plus nearby St 
Josephs College and Southern Cross University.  

One area that has seen significant price rises is the 
beach side township of Woolgoolga, 30 kilometres 
north of Coffs Harbour. Traditionally a strong 
agricultural area with good infrastructure, the recent 
bypass upgrade of the Pacific Highway and opening 
of the Woolworths shopping centre only adds to the 
appeal. $500,000 in Woolgoolga will only buy you a 
modest 20 to 60 year old home on various size sites, 
any within the central township locality becoming 
increasingly harder to find. 

Look to the southern side of Woolgoolga at Sandy 
Beach for the cheap beachside properties. Price 
points are generally under $550,000 for 10 to 
30 year old homes of modest construction with 
esplanade position properties at between $600,000 
and $750,000. This area is still under developed with 
easy access to Woolgoolga and Coffs Harbour. There 
is a large beachside development site planned for 
this area which will see substantial future residential 
development which will lead to better infrastructure.  

The Coffs Coast locality saw little capital growth 
over the GFC period, however the past 12 months has 
seen the market boom with 20% to 30% increases 
in some property sectors. Traditionally we have 
not experienced the high levels of capital growth 
of the major cites, having a fairly low economic 
base, however recent demand has outstripped 
supply which has led to significant capital growth. 
Traditionally the limited job opportunities put a 
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cap on the amount of growth however we are 
experiencing a lot of activity from the capital cities 
where the Coffs Coast prices still seem relatively 
cheap compared to metropolitan prices coupled with 
the lifestyle factors afforded within the area. 

Dubbo
The best way to spend around the $500,000 mark 
in the Dubbo market would be an entry level dual 
occupancy or duplex property. Yields are still higher 
than the capital cities however given our ageing 
population and the need for retirees to downsize, 
there is still strong rental demand for solid brick 
veneer duplex units.

We have found that $500,000 is probably a little 
low to enter the market and most modern duplex 
pairs are above $600,000. The typical modern brick 
duplex pairs are showing around the 5.5% gross 
yield mark.

There is currently strong building growth in Dubbo 
for duplex units but that will probably hit saturation 
point if city growth and job growth don’t follow.

Mudgee
For $500,000 you could buy a 4-bedroom, 
2-bathroom modern dwelling in south or west 
Mudgee on a 1,000 square metre block or a 
renovated federation style home in central Mudgee 
on a smaller lot.

On a return basis you could potentially do better 
by buying two units which would be possible on a 
$500,000 budget (although don’t forget about the 
additional fees such as strata fees etc).

You can expect a rental return of between $400 and 
$450 per week on the modern 4-bedroom home 
in south or west Mudgee, $450 to $485 on the 
renovated central Mudgee home or $500 to $550 on 
the two units. 

With new state government changes to first home 
buyer grants and an improved coal price this 
property bracket could exceed that lazy half million 
figure by the end of 2017.  Fingers crossed!

Tamworth 
The lazy half million gives buyers the opportunity to 
buy a quality home in the Tamworth region without 
having to sacrifice any of the creature comforts. 
$500,000 will get you a near new, large brick veneer 
home of a quality fit-out in the expanding suburbs of 
Calala, North Tamworth or Moore Creek, or if new is 
not your style it will buy a renovated brick federation 
home in East Tamworth or North Tamworth. This 
price range also gives buyers the opportunity to 
move out of town onto small acreage (one to five 
hectares) with an older dwelling (1970 up) in original 
but good condition. 

With the Tamworth median house price sitting 
around $360,000, half a million dollar houses are 
certainly not what first home owners or investors 
are looking for. At this price range we are seeing 
upgraders and families as the main target market. 
The best performer at this price range would be 
the small acreage properties or the older homes 
in East Tamworth, both of which are experiencing 
good growth in land values and capital gains. For 
investors this price opens up the potential for a 
modern duplex or older unit block or triplex. While 
these options offer little in the way of capital growth 
a gross return on investment of 6% to 8% is easily 
achieved. The other option would be to purchase 
two separate properties, with plenty of reasonable 
properties available at the $250,000 mark that 
provide potential for capital growth as well as strong 
rental returns

We believe this market will continue to be a strong 
contender within the Tamworth market. With the 
introduction of the new stamp duty rules for first 
home buyers and continuing low interest rates, we 
expect there will be more activity in the $250,000 
to $400,000 market which will open up more 
opportunities for those looking to upgrade and move 
into the next price bracket.
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Melbourne
Middle to outer eastern suburbs 
Within the middle to outer eastern suburbs, 
$500,000 will not enable purchase of a dwelling, 
however there are some areas where 2-bedroom 
units or apartments are affordable. In Boronia the 
median unit sale price in March 2017 was $496,944 
(RP Data) which is expected to achieve a rental return 
of $333 per week reflecting a yield of approximately 
3.48%. Similarly, the median unit sale price in 
Bayswater in March 2017 was $467,000 (RP Data) 
which is expected to achieve a rental return of $330 
per week reflecting a yield of approximately 3.67%. 

If buyers desire to be closer to the Melbourne CBD,  
apartments provide a more affordable option in 
suburbs such as Mitcham, Forest Hill and Blackburn. 
For example, 410/394-398 Middleborough Road, 
Blackburn sold on  27 April 2017 for $492,000. The 
apartment comprises 2-bedrooms, 2-bathrooms and 
two basement car parking spaces. 

If the market keeps firming, soon buyers with a 
budget of $500,000 might be priced out of the 
2-bedroom unit or apartment market, however 
1-bedroom apartments would still provide an 
alternative. 

Last year, 2-bedroom dwellings were under 
$500,000 in Boronia and Mooroolbark, however 
currently the median price for a 2-bedroom house in 
Boronia is $572,750 (realestate.com) and $526,000 

in Mooroolbark (realestate.com), so buyers with a 
budget of $500,000 can no longer afford these 
properties. 

Inner city
Melbourne continues to be the fastest growing 
capital city in Australia, driven by migration from 
both interstate, regional and overseas areas which in 
turn creates higher demand. 

The Melbourne CBD and inner city suburbs 
residential market has remained steady throughout 
the year, with rental returns generally ranging 
between 3% and 6%. At an entry point of $500,000 
you will not be able to purchase a detached dwelling, 
terrace or townhouse, however, 1-bedroom or 
compact 2-bedroom apartments with a car space 
may be available.

In response to the growing demand, Melbourne city 
planners have been green-lighting new medium 
rise and high-rise residential developments. Many 
new apartment buildings are nearing completion 
and many more are currently being built or are 
approved for construction, adding growing concerns 
of apartment oversupply which has been covered 
extensively in previous reports.

In response, the Australian Government set even 
stricter lending policies in the 2017/2018 Federal 
Budget for overseas buyers in an attempt to reduce 
pressure on housing affordability. These include a 

cap on foreign ownership in new developments set at 
50%, changes to Capital Gains Tax rules for foreign 
investors and an annual charge if the property is not 
occupied or available for rent for at least six months 
of the year.

We are yet to see whether these measures will have 
an effect on housing affordability in Melbourne’s 
inner city suburbs as the changes only come into 
effect on 1 July 2017, but they do add to the already 
uncertain apartment market in the city centre. 

South eastern suburbs
The outer south eastern region is referred to as 
a growth corridor and property prices have seen 
steady growth, as evidenced by the graph below. 
With new subdivisions constantly popping up in 
the area, there is no shortage of land available for 
development and whilst those looking to invest in the 
area will need to sacrifice their proximity to the city, 
$500,000 will still take you quite far.
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Suburbs such as Cranbourne, Cranbourne East, 
Cranbourne West and Clyde North all have affordable 
housing options and a $500,000 budget in these 
suburbs can easily get a recently constructed 
4-bedroom, 2-bathroom dwelling with a double 
lock up garage on an allotment of approximately 
500 square metres. This option is seen to be most 
appealing to first home buyers and young families 
who are searching for more space at an affordable 
price point.

Whilst a large portion of the region is still developing, 
government investment in the area is certainly 
evident with planning for new schools, major roads 
and public transport all in the pipeline. 

Western suburbs
With a large selection of new estates surfacing 
throughout the western suburbs in the past year, 
we have seen that areas such as Tarneit, Wyndham 
Vale and Werribee continue to provide owners with 
the opportunity to purchase a block of land and 
build their own homes within the $500,000 mark.  
However, in comparison to a year ago, although 
building costs have remained relatively steady, 
land prices have increased slightly.  As a result, in 
comparison to 2016, the purchaser’s buying power 
has decreased marginally.

Point Cook is one suburb where at the beginning 
of 2016, average property prices were under the 
half million dollar mark at $465,000, but increased 
demand resulted in the average price of $545,000 
by the end of the year.  Truganina is another suburb 
which appears to be approaching the $500,000 
mark, with average prices of $430,000 noted at the 
end of 2016. 

Within the inner western suburb of Footscray, 
$500,000 would still enable investors to comfortably 
purchase either a 1-bedroom or 2-bedroom 
apartment for $285,000 and $410,000 respectively.  
The overabundance of development which continues 
in the suburb has resulted in downward pressure on 
prices for new apartments.  However, with rental 
yields still being a respectable 4.5% to 4.7% and 
the growing popularity of the suburb due to new 
amenities and proximity to the city, the suburb 
continues to be a popular choice for investors.

Naturally, Braybrook which neighbours Footscray 
has also experienced significant growth over the past 
12 months.  At the beginning of 2016, a 2-bedroom 
unit could be purchased for on average $466,000, 
however by the end of 2016 this had jumped 
significantly to an average of $630,000.  However, 
given that rental yields for such properties are just 
over 2%, many investors would prefer the lower 

capital outlay and higher returns demonstrated by 
the apartments in Footscray.  

Northern suburbs
The upward trend of median house and unit 
prices continues to limit the overall availability of 
properties under $500,000. Detached dwellings in 
the inner suburbs of Brunswick, Coburg, Northcote 
and Preston continue to be an almost impossible 
purchase as median house prices have risen to 
$1,271,000, $1,000,000, $1,462,000 and $1,000,000 
respectively (March 2017), however the supply of new 
apartments within these inner suburban locations 
has led to apartments being an overall affordable 
option to secure with half a million dollars.

Both newly built and older established apartments 
can be purchased for $500,000 or less with 
proximity to the CBD being a major factor. Typically, 
a purchaser with $500,000 looking to secure a 
new 1-bedroom, 1-bathroom apartment with one 
car space would need to look as far out as Coburg 
as the median unit price in Brunswick has risen to 
$530,000 (March 2017). Looking at slightly older 
stock, there are a number of options available 
allowing for 2-bedroom, 1-bathroom configurations in 
a larger number of locations. Car parking within new 
developments has become a significant consideration 
with spaces being available independently from the 
dwelling at asking prices of $50,000 observed.

Month in Review
July 2017

R
es

id
en

ti
al



35

Median Unit Prices:

Brunswick - $530,000
Preston - $512,000
Glenroy - $487,500

The outer northern suburbs of Roxburgh Park, 
Craigieburn and Wollert have experienced slower 
growth over the past twelve months and there are 
still a number of established detached dwellings 
available for under $500,000. The median house 
price in these areas is still $500,000 or less, however 
dwellings in this lower price bracket are considered to 
represent lesser quality. If purchasers are prepared 
to wait for land, there are a number of new housing 
estates within Craigieburn, Mickleham and Greenvale 
which provide the opportunity for purchasers to 
secure house and land for under $500,000.

During the past twelve months there were a number 
of areas within the northern suburbs of Melbourne 
which experienced significant growth. As the median 
house price for detached dwellings within the inner 
suburbs such as Essendon, Northcote and Moonee 
Ponds exceeds $1,400,000 (March 2017), there 
are fewer options to purchase dwellings under 
$500,000. It is apparent that well located properties 
serviced by public transport and within close 
proximity to public amenities continue to demand 
higher prices and are experiencing stronger growth.

Ballarat 
Amid the ongoing affordability debate this is an 
extremely worthwhile exercise to showcase that in 
a regional centre such as Ballarat you really can still 
get some great property for your lazy five hundred 
grand.

This article will tackle the question in a few ways. We 
will answer the following questions: 

1. Can a family of four or five move to Ballarat and 
purchase a property in which they can live with 
relative ease and comfort for $500,000?  

2. How would you best invest this amount in the 
area assuming you have a small… and perhaps 
slightly larger risk appetite?

Firstly to the family.  Ballarat as a market has 
property which ranges from Victorian to modern 
dwellings and everything in between and we argue 
strongly that you can purchase at most points along 
the spectrum for $500,000.

Period

The above property is at 427 Doveton Street North, 
Soldiers Hill. It sold for $510,000 in April this year 
(source: RP Data). The property has a land area of 
552 square metres. It was built circa 1915 and has 
been renovated and extended to a good standard in 
the past seven to ten years. It contains 4-bedrooms, 
2-bathrooms and open plan living areas. Externally 
the property features double garage and outdoor 
living areas. From a location perspective the property 
is about 800 metres to the middle of town and the 
main train station, 1.1 kilometres to Lake Wendouree 
and within 100 metres of schools and a very friendly 
neighbourhood café and pub. One of the first points 
made when our office saw the sale was that you 
could move the family in next week and have a very 
comfortable Ballarat life. 

The medium to long term capital gain prospects for 
the above property are also very good as it ticks all 
the boxes. It is a property for which there is a limited 
supply, in a very good location, close to lifestyle 
amenities, the CBD and public transport. 
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Modern

The above property is at 2 Canadian Springs Drive, 
Canadian. It sold for $465,000 in March this year 
(source: RP Data). The property has a land area of 
787 square metres.  It was built circa 2008 and has 
been maintained to a good standard. It contains 
4-bedrooms, study, 2-bathrooms and open plan 
living areas. Externally the property features double 
garage, workshop and outdoor living areas. From 
a location perspective the property is about 2.8 
kilometres to the middle of town and the main train 
station, 500 metres to local parks and within 1.38 
kilometres of schools, neighbourhood cafés and 
pubs.

Again, when we discussed this sale in the office 
similar sentiments were expressed. While the location 
and period appeal of this property are inferior to that 
of the Doveton Street North example, the house size 
and land size are significantly larger.

The capital growth prospects of the property 
however are significantly limited as the property 
is in a market where there is continuous supply. 
This decreases scarcity which detracts from capital 
growth. 

An investor with a low risk appetite could purchase 
two smaller period dwellings with 2- or 3-bedrooms, 
which would have been last updated in the 1980s 
or 1990s. We would advise you to purchase them in 
Ballarat Central, Soldiers Hill, Black Hill, Ballarat East 
or Golden Point. The two dwellings would provide a 
rental return of around $600 per week or 6.25% per 
annum on your $500,000 investment. Additionally 
these dwellings would have very strong capital 
growth prospects. 

An investor with a slightly higher risk appetite could 
purchase a period dwelling in one of the above 
mentioned suburbs on an allotment of 500 to 700 
square metres for circa $300,000. They could 
undertake a renovation that would cost in the vicinity 
of $200,000 and finish with a property that they 
could sell for $550,000 to $600,000. This property 
would also have very good long term capital growth 
prospects and as such a buy, renovate and hold in 
the medium term strategy could also be valid. In this 
strategy a rental return around 5% per annum could 
be garnered.

As you can see, with a bit of know-how and a dash 
of risk, that lazy $500,000 can be put to work with 
some strong results in the Ballarat area.

Bendigo
The $500,000 price point in the Bendigo residential 
market will buy you a new or near new quality 
home within any new outer estate in the region. 
Alternatively it will buy you a more modest property 
within a one to two kilometre radius of the CBD. 
Examples are summarized in the following table. 

66 McIvor Forest Drive, Junortoun – Sold for 
$477,000 in May 2017. 

Circa 2000 brick veneer 4-bed, 2-bath 2-car 
garage on a 1,200 square metre block.  Located 
approximately seven kilometres by road from the 
CBD. 
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99 Hargreaves Street, Bendigo – Sold for $462,000 
in March 2017. 

Fully renovated c. 1890 weatherboard dwelling 
containing 3-bed, 2-bath and carport. Located within 
one kilometre of the CBD. 

In the current market the best way to invest 
$500,000 in residential property would be 
properties within areas as close to the CBD as 
possible. These properties have historically delivered 
the best capital growth. Areas within Bendigo proper 
and Quarry Hill are good examples of such locations. 
Rental returns on the two are approximately equal.  

Echuca
With improvements in the market and tightening 
supply, $500,000 continues to buy a reasonable 
4-bedroom dwelling with ancillary pool and shed 
but recent gains in the market mean that better 
quality houses in standard residential areas are now 

pushing into the mid $500,000s up to $600,000 
if the purchaser is looking for a pool or shed along 
with a better quality residence in the more sought 
after areas of Echuca and Moama. Rental yields for 
dwellings of this nature tend to top out at around 
5% with $500 per week historically not being seen 
as achievable but strong demand now making it 
commonplace.

Horsham
The lazy half million would see you purchasing 
a property towards the top end of Horsham’s 
residential market in a well sought after location 
with river frontage or in a less sought after location 
with ancillary improvements such as a pool and 
sheds.  The median house price in Horsham is around 
$245,000 with approximately 60% of Horsham’s 
residential sales being within the $200,000 to 
$400,000 price bracket. Overall Horsham’s 
residential values have remained steady however the 
volume of sales occurring is slightly lower than this 
time 12 months ago.

Horsham’s rental market has remained steady over 
the past 12 months with a good balance between 
supply and demand. Rentals range from $195 per 
week for a 2-bedroom unit to $450 per week for a 
newly constructed 4-bedroom dwelling.

Mildura
When posed with this question in previous years, our 
recommendation has been to buy two houses, each 

at $250,000.  However it is now almost impossible 
to find a reasonable standard home in Mildura for 
$250,000.  Selling prices of 3-bedroom dwellings, 
especially those in a better part of town, are now 
starting at around $275,000, and so this strategy is 
now beyond our reach.

For this year’s recommendation, we would suggest 
looking for a complex of most likely three or possibly 
four residential units.  $500,000 should buy a 
complex built in the late 1980s or 1990s and of a 
reasonable standard. The main attraction will be 
the gross rental return of over 6%.  The key is to 
find a complex which will be appealing to tenants, so 
look for reasonable size living areas and secure car 
parking, preferably in a west side or central location.  

The advantage of buying an entire complex rather 
than some units in a larger complex is the ability 
to control the management and co-ordinate any 
upgrading without the need to involve an Owners 
Corporation.  Not only will this save money, it will also 
simplify management.

In the past we have often observed that the downside 
of the higher rental return from unit complexes has 
been limited capital gain, however this seems to now 
be less significant, with recent sales showing that 
values of better standard complexes have increased 
at similar levels to detached dwellings.  The higher 
interest in residential unit complexes is driven by 
buyers seeking consistent, annuity style returns.  
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Some of these buyers would have historically focused 
on small commercial investment properties, however 
higher vacancy rates, particularly for commercial 
properties in the sub $500,000 price bracket, are 
a deterrent. Residential rents have also  increased 
more rapidly than commercial units in the past few 
years.

Warrnambool
Within close proximity to Warrnambool’s CBD, 
$500,000 will buy a good quality, 3-bedroom 
townhouse or alternatively an older, period style 
dwelling requiring renovation. Moving away 
from central Warrnambool $500,000 will buy a 
recently constructed 4-bedroom dwelling on an 
above average lot size (approximately 800 square 
metres or over) within a relatively new residential 
subdivision.

When comparing this figure to Warrnambool’s 
median house price of sub $350,000, it could be 
considered too expensive. However at this price 
range we are talking about a smaller portion of the 
market. This buyer is willing to spend the money to 
either be located within central Warrnambool or to 
acquire a good quality, 4-bedroom home within one 
of the newly development subdivisions.

With rentals ranging from $450 to $550 per 
week and a slight increase over the past 12 month 
period, Central Warrnambool’s property market is 
performing best at present. This growth is expected 
to continue in the short term due to the limited 
supply of central properties and increasing demand 
to be located within close proximity of the CBD.
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Brisbane
Despite a generally underwhelming performance 
since 2008 from Australia’s third-biggest east-
coast capital, there’s evidence Brisbane has gained 
popularity in 2017.

Southern buyers in particular over the past six 
months have ramped up activity, and demand for 
high quality property in cracker-jack locations 
continues to be strong. The recent interstate 
migration figures look promising also, and as long 
as we continue to find paths towards employment 
growth, Brisbane seems like a pretty safe option for 
real estate investors.

This is all to say that $500,000 is generally a less 
impressive figure for purchasing property than it 
was a year ago – particularly in blue-chip, inner-city 
locations. In fact, this amount won’t get you much 
in the way of a detached home in the inner ring, and 
only a selection of middle-ring property will fall into 
this value bracket.

But there are options in Brisbane for your lazy half 
million.

For houses in the northern suburbs, Aspley has been 
in recent headlines as a well-established, owner-
occupier address with quality homes on large sites. 
With $500,000, why not check out a renovatable 
detached dwelling. Our best tip: don’t waste any time 
if you find the Aspley renovator that ticks all your 

boxes. This sector is getting very warm and quality 
stock at this price point won’t last long.

If you can’t get into Aspley for these dollars, give 
nearby suburbs such as Boondall, Bracken Ridge, 
Deagon, Zillmere or Taigum a shot.

If you’re willing to step a little beyond $500,000, 
then your purchasing power improves considerably. 
Areas such as Kedron and Wavell Heights really 
are worth a look, but the buy in begins in the high 
$500,000s with many homes pushing into the 
$600,000s. The lower-price benchmark for any near-
city suburb is to see if there’s been recent vacant 
land sales of interest and see how much they’re 
getting. Given cleared 400 square metre sites are 
fetching over $500,000 in Kedron, you can see why 
it’s tough to get in for less. Wavell Heights is a little 
cheaper, but not dramatically.

South of the river and you’ll be looking at suburbs 
such as Runcorn, Calamvale, Parkinson or even 
Salisbury for an abode. Mind you, $500,000 in 
Salisbury is going to get you a fairly modest house, 
and it will be small.

The northern sections of Oxley are a bit of a hotspot 
at the moment too. You can find older homes here 
at the right price. Similarly, brick lowsets in Runcorn 
are a chance. Otherwise, a smaller brick house in 
Parkinson, Algester or Calamvale (if you’re lucky) can 
be a good buy.

Another option is buying a $400,000 house in 
Acacia Ridge or Inala. Theses suburbs are quite 
popular at this price point and most investors seem 
to have their holdings positively geared.

Speaking of investors, detached homes for the figure 
will usually need some renovation, so the yield on the 
purchase price will be tight at say 3.5% to 4.5%. If 
you rent to students on a per room basis, as is often 
seen in Robertson or Sunnybank Hills, then you’re 
looking at $200 to $250 per room per week, which 
could reflect a 6% to 8% yield.

All in all, if you’re invested in our town regardless of 
the amount, we suggest buying as close as possible 
to the CBD. Homes close to the city have traditionally 
stacked up well in term of capital gains. 

Turning our attention to attached housing and we’ll 
start with a warning. Steer clear of high-density units 
for time being. The oversupply situation in our inner-
city is well documented with new, investor-led stock 
having a hard time finding buyers. Our feeling is that 
prices may soften further.

While good second-hand unit stock offers potential 
for some investors, be very cautious about what 
you buy and where. As always, shoot for decent 
fundamentals around unit size, bedroom size and 
layout, low body corporate costs and ready access 
to services and facilities. Also – don’t expect big, fast 
capital gains in the short-term. If you are delving into 
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this sector, you must keep your eyes on the long-
term prize.

A more reasonable option might be to look at a 
townhouse in the likes of Kedron or Chermside. This 
sort of accommodation can still provide a semi-
private abode with a small courtyard but at less than 
the cost of a house and with less risk than a unit. The 
market for townhouses in these areas has remained 
fairly stable and $500,000 will get you a pretty 
good property with some of the older semi-modern 
townhouses actually in early- to mid-$400,000s. 
New townhouses are still attracting a premium 
however, and developers are starting to market these 
to owner-occupiers – particularly first home buyers 
who can’t afford a dwelling in these good areas. As 
such, developers are shooting for slightly higher 
quality specs or larger internal floor area.

If your adding your townhouse to the rental pool, 
expect a gross yield around 4% or even a touch 
higher.

In the south, townhouses in Calamvale in select 
complexes will be your best bet as they are showing 
positive capital growth on resales.

Looking to the future and we can’t see reasonable 
quality property in good locations at the half-million 
price point lasting long. Buyers with this sort of 
money will have to step further and further out as 

the years pass. We anticipate that in the next few 
years $500,000 will only get you into the market in 
areas such as Bald Hills and Bracken Ridge.

Ipswich
Ipswich is a relatively affordable market, particularly 
in comparison to nearby Brisbane, therefore a lazy 
half million could buy you a semi renovated character 
style home in an established area of Ipswich or a 
modern house and land package on circa 500 square 
metres in a new estate. However we would be more 
inclined to seek the larger block of land with the 
character home in the established older suburb of 
Ipswich as the better performing property in the 
region.

At this price point you could afford to purchase two 
properties in the Ipswich area, however a single 
property of the highest quality possible is more 
desirable, with features such as large land and 
character style home.

This price point is likely to remain relatively stagnant 
in the short to medium term in line with the broader 
market for Brisbane.  The market remains relatively 
affordable with rental returns in the order of 5% 
gross. Should there be improvement in interstate 
migration, this could in turn have a positive impact on 
the Ipswich market.

Toowoomba
Looking back twelve months, the prediction of 
a steady Toowoomba market has proven to be 
accurate.  The total number of properties listed for 
sale year on year is very similar. Sales volumes have 
softened slightly while values remain steady.

With this month’s focus on the $500,000 price point, 
we have provided recent examples of property sales 
in this segment which is mostly dominated by the 
owner-occupier sector. Investors are far less active 
above the $400,000 price point in Toowoomba. 

Below is a sale of a typical, owner-occupier home in 
the established area of Middle Ridge. This property 
sold for $493,000 and comprises a 4-bedroom, 
2-bathroom dwelling with double garage and pool. 

Middle Ridge
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An alternative option for buyers seeking larger lots is 
represented by the sale of a 4-bedroom, 2-bathroom 
dwelling in the satellite suburb of Westbrook for 
$492,500. This property features a 1,000 square 
metre lot and a detached shed. 

Westbrook

For those seeking larger homes with renovation 
potential, below is an example of a 1970s, 4-bedroom, 
2-bathroom split-level home with original features 
located in the well-regarded suburb of Rangeville. 

Acreage lots with large dwellings and shedding can 
be found in Highfields, approximately 13 kilometres to 
the north of Toowoomba. A recent example is shown 
below of a 4-bedroom, 2-bathroom, semi-modern 
brick dwelling situated on a 2,600 square metre lot. It 
features landscaped gardens and shed. 

Highfields

The $500,000 price point in Toowoomba and 
surrounding areas is well above the median price 
which hovers around the $360,000 to $375,000 
mark. Despite this, there are many areas across the 
region where homes can be secured at this price. 

Gold Coast 
North-western Gold Coast/southern Logan region
Whilst coastal suburbs such as Runaway Bay, 
Broadbeach, Palm Beach and Bilinga are performing 
increasingly well in the current climate and are the 
more desired locations, at the half a million price 
point, investors and specifically first home buyers are 

having to move into the more affordable, secondary 
locations of the northern corridor out to the western 
suburbs of Holmview, Yarrabilba and Jimboomba.

Evidence suggests that the resale market generally 
under performs in comparison to off the plan 
transactions, which is why if given $500,000 to 
invest in real estate, the advice would be to purchase 
an established dwelling or duplex in Upper Coomera. 
There have been some very strong duplex sales over 
the past four to six months with high rental figures 
being achieved and it is still on the Gold Coast (albeit 
at the very northern end).

However, in saying that, if a brand new dwelling 
is desired, then the off the plan house and land 
packages being offered in Jimboomba’s Flagstone 
Estate are particularly affordable at present making 
for a savvy investment choice. This estate is being 
targeted predominantly towards owner occupiers, 
with an array of community facilities as well as 
significant infrastructure being built over the next 
10 to 15 years, thereby directly increasing property 
values in this estate.

Northern corridor east of the M1
Similar to the north-western Gold Coast / southern 
Logan region, the resale market for new investment 
house and land packages as well as townhouse units 
historically has not performed well in the investment 
sector due to the over inflated prices. Construction 
of these investor heavy estates continues with the 
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danger of an oversupply in rental properties on the 
market becoming a possibility if rental demand does 
not increase in line with supply. Rents for a typical 
4-bedroom, 2-bathroom dwelling have remained 
stagnant at circa $420 per week on an unfurnished 
basis. 

The estates with a high ratio of owner-occupiers to 
investors have performed well over the past year. 
Gainsborough Greens in Pimpama for example has 
seen strong demand for both land and completed 
dwellings continue to push up prices gradually. For 
$500,000 a purchaser could buy 400 square metres 
of land and build a basic 4-bedroom, 2-bathroom 
DLUG dwelling. With construction of the Coomera 
Town Centre Shopping Centre underway in addition 
to infrastructure expenditure on schools and road 
upgrades, these superior estates in Coomera and 
Pimpama could see increases in value. 

As per last year’s advice, if looking to invest, 
definitely look at the more central Gold Coast areas 
in close proximity to the beach. 

Gold Coast west
With $500,000 to spend, the suburbs of Carrara, 
Nerang and Oxenford are well worth consideration. 
At circa $500,000 one can purchase a 3- or 
4-bedroom, 1- or 2-bathroom dwelling with covered 
car accommodation on a 500 to 800 square metre 
residential allotment. Most homes in this price point 
will be circa 15 years old and in reasonably close 

proximity to amenities, public transport and the 
M1 which further underpins their value. Canungra 
and Beaudesert each have new estates generally 
comprising lots of 600 to 800 square metres at a sub 
$225,000 price point therefore leaving a reasonable 
amount for the dwelling and ancillaries. These 
estates are proving popular with first and second 
home buyers given their proximity to amenities and 
the Gold Coast and Brisbane. 

Rental returns for properties in Carrara, Nerang 
and Oxenford continue to attract investors as local 
agents continue to report a tight rental market. 
Although lending to investors has contracted, these 
areas continue to be in demand. Values in these 
areas are expected to increase over the long term 
although not acutely. Whilst last year local agents 
were reporting a shortage of listings, this does not 
currently appear to be the case. 

It is expected that under current market conditions, 
the above property types will continue to hold their 
values. If or when interest rates rise, property values 
may weaken potentially reducing price point entry by 
5% to 10%.

Last year’s predictions performed per expectation 
with investor numbers further softening. With the 
Commonwealth Games due in 2018 and sentiment 
high, it is reasonable to expect some easing post the 
games.

Gold Coast South/Tweed Shire
There has been continued growth this year in the 
southern Gold Coast and Tweed Shire areas, from 
the lower end of the market to the upper end. There 
has been a solid level of capital growth for most but 
not all properties in most locations. Accordingly, it 
is getting more difficult to purchase an investment 
property in the under $500,000 price bracket, 
particularly houses.

Therefore the best strategy for investing $500,000 
would be a duplex style unit (with minimal body 
corporate fees) in areas such as Miami, Burleigh 
Waters, Palm Beach or Varsity Lakes. The rental 
vacancy rate in these areas remains very low. It 
seems that rental prices are still rising reinforcing the 
argument that it is not too late to invest in this type 
of property.

Further south in areas such as Currumbin Waters, 
Elanora, Tugun, Coolangatta and Tweed Heads, 
there are still some limited opportunities to purchase 
housing in the under $500,000 price bracket. 
However, the type of property available in this price 
range would likely be in a secondary location, be of 
a substantial age or in need of repairs, which would 
negatively impact on rental price achievable and the 
bottom line.

Note: With regard to the Property Clocks, these are 
general and vary between locations and property 
types.
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Sunshine Coast
When asked this question in 2016 our tip was to 
buy older original dwellings along the coastal 
strip anywhere between Noosa to the north and 
Caloundra and Golden Beach to the south. We 
expected these areas would continue to strengthen 
however not to the extent we have seen over the past 
twelve months. 

Twelve months on, it is now very difficult to get 
into these markets with only a few select areas 
around Currimundi, Battery Hill, Pacific Paradise 
and Mudjimba where it is still possible to get into the 
market for a modest freestanding dwelling for under 
$500,000.

So this year it’s these areas which are one of 
the areas to park the lazy $500,000. Demand is 
exceeding supply therefore we expect these areas to 
continue to increase in value. Clearly this is subject to 
no major downturn or erosion in confidence.

Units along the coastal strip are also an option 
however growth in the unit market has failed to 
keep pace with the dwelling market over the past 12 
months and we don’t see this trend changing. Well 
positioned units in smaller walk up complexes with 
low body corporate fees have improved in value. 
However supply of these types of units is generally 
relatively high, particularly around the Caloundra 
beachside suburbs, so there is an opportunity to get 
into the market for under $500,000. 

The other market which still offers good value for 
money is the hinterland townships, from Beerwah 
to the south through to Cooroy to the north, which 
are all positioned along the northern railway line. 
Most of these towns have a good supply of traditional 
residential properties (larger allotments) for 
under $500,000. The entry level rural residential 
properties on land sizes between 2,000 and 4,000 
square metres offer the best value for money and 
can still be purchased below $500,000. While these 
areas have experienced some capital growth, they 
haven’t kept pace with properties along the coastal 
strip, so these properties may be set for some good 
capital growth over the next 12 months.

The other options are house and land packages in 
the new estates around Caloundra West (Stocklands 
Aura Estate) and Palmview (Avids Harmony Estate) 
where it is possible to enter the market at or below 
$500,000. Supply of these modern small lot 
developments however is set to remain strong and 
even increase as more land is developed which may 
limit growth in the short to medium term.

Here’s hoping the 2017 to 2018 financial year 
continues in the same vein as the past year for 
property on the Sunshine Coast. Happy investing!

Hervey Bay
A lazy half million in Hervey Bay can buy a wide 
variety of property depending on the location, size 
of the site and improvements.  Property along the 

waterfront Esplanade has been selling in this price 
range, with most dwellings being older circa 1950s 
basic dwellings in need of complete refurbishment.  
There are also modern homes only one street from 
the Esplanade which sell in this price range, within 
a developing estate known as Ocean Blue in Pialba.  
Best performing property for the Fraser Coast in 
terms of potential capital growth for the short to 
medium term is considered to be within Dundowran 
Beach and entry levels homes along the Esplanade.

Executive homes on larger lot sizes between 2,000 
and 4,000 square metres are generally available in 
Wondunna, Urangan and Urraween above $450,000.  
Improvements mostly include 4- to 5-bedroom 
homes built within the past ten years, with a pool, 
granny flat or shed.  Rural residential property on lot 
sizes between two and four hectares close to Hervey 
Bay appeals to a certain market sector seeking space 
for horses and other livestock.  In most instances 
there are no reticulated water or sewage services 
which can be a deterrent.

Hervey Bay Esplanade unit prices are considered 
to be very reasonable overall, after a long steady 
recline over the past seven to eight years.  In the 
current market $500,000 is likely to buy an upper 
level 2- to 3-bedroom modern unit with good ocean 
views in a circa 2005 to 2008 complex with extensive 
common improvements.  
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You can expect to achieve high value for money 
in Maryborough, with property over $400,000 
generally being renovated Queenslanders which 
have been finished to a high standard.  There are 
also some well appointed homes on larger sites in the 
fringe suburb of Tinana.

Emerald
$500,000 would allow you to buy a residential or 
rural residential property in approximately 90% 
of the Emerald market.  Good quality five year old 
homes are selling at $450,000 to $500,000 with 
pool and shed.  $500,000 could also allow you to buy 
four units in the current depressed unit market.  We 
have seen a slight firming in the good quality homes 
market but no movement in modern units yet.  The 
market appears to be waiting for the coal price to 
stabilise, the impact of solar farms and the outcome 
of Adani. The confidence in the resource sector is 
starting to return slowly.

Gladstone
While the market continued to head toward the 
bottom after this issue last year, what you can now 
buy for a lazy half a million now is not too dissimilar 
to this time last year.

If you are adventurous or can afford to hold while 
waiting for capital gains you could buy a handful of 
units or townhouses ranging from 1970s to 1980s 
2-bedroom townhouses (sub $100,000), modern 

3-bedroom townhouses ($150,000 to $200,000) or 
modern 2-bedroom inner city apartments ($200,000 
to $300,000). Gross yields are generally between 
3% and 5% for units in Gladstone.

For half a million dollars you can pick up a well 
appointed, modern home with a pool and shed in 
either an established residential area in Gladstone 
or on a rural residential lot in the outer areas. 
Properties in this price range are becoming more 
attractive to upgraders looking to cash in on the 
record low prices. 

Rockhampton
In the 12 months since our previous report, the 
Rockhampton housing market has softened slightly 
with signs that the market appears to be nearing the 
bottom.  People looking to invest $500,000 within 
Rockhampton and surrounding areas are presented 
with a number of options ranging from newly 
constructed homes, existing homes, duplexes and 
units.  

The newly constructed housing market in 
Rockhampton is dominated by Norman Gardens 
and Parkhurst with land starting from $159,000 
in Norman Gardens for approximately 600 square 
metres and $156,000 for over 700 square metres 
in Parkhurst.  With land prices at this price point, it 
allows the investor plenty of room within their budget 
to construct a new home.  Rental yields for newly 

constructed homes in these suburbs range from 
4% to 5% gross.  On the outskirts of Rockhampton, 
Gracemere presents the cheapest entry level into 
the housing market, with land starting from around 
$100,000 for approximately 600 square metres with 
gross rental yields consistent at around 4% to 5% 
also.  For existing residential housing, entry level 
begins at around $100,000 for older style homes in 
secondary locations, although these homes often 
require significant work in order to entice renters 
due to the large amount of stock still available.  At 
around $500,000 for existing homes, a purchaser 
would expect a quality home in a sought after 
location, however this market is primarily dominated 
by owner-occupiers as investors are able to achieve 
better returns at lower price levels.  

There are a number of new unit blocks being built 
and proposed to be built in the short term around 
the Rockhampton CBD.  These units however are 
primarily owner-occupied or put into short term 
letting arrangements, with a reported shortage of 
long term rental units within the CBD.  Units within 
the surrounding suburbs are still available starting 
from around $150,000 for an older style 2-bedroom 
unit with an expected gross yield of approximately 
6% to 7%.  Vacancy rates over the past 12 months 
have remained relatively stable for both units and 
houses at around 7%.
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Investors spending $500,000 this time last year 
would have seen limited capital growth.  Resales of 
properties around the greater Rockhampton area 
indicate that most properties have remained stable 
or had modest increases depending on location and 
quality.

Whilst the short term capital growth outlook may 
be limited, high cattle prices, increasing coal prices 
and a number of proposed projects means that 
there is potential for the property clock to move 
upwards. Whilst it may be too early to declare that 
the market has bottomed, the subdued residential 
market provides plenty of opportunities for the savvy 
investor to purchase one or multiple properties 
within the greater Rockhampton residential market 
and provides plenty of value for an investor with 
$500,000.  

Mackay
It’s that time of the year again where we see what 
a lazy half million might get you in the Mackay 
market and see how much the Mackay residential 
market has changed over the past few years. Last 
year we wrote while reflecting on the year before… 
“Unfortunately, the verdict 12 months on is that we 
have not hit the bottom, with values falling further 
in the last 12 months. So the lazy half million will 
get you even more bang for your buck than seen in 
almost 12 years. For $500,000 you are looking at 

a large executive style rendered dwelling around 
10 years old or younger with shed and pool in the 
northern beaches, still with some change to be had 
for the back pocket. In the better quality estates in 
the north, you can now get good quality brand new 
dwellings from most of the builders in Mackay for 
under the $500,000 mark. In the traditional older 
suburbs south of Mackay, there have been very 
limited sales of older style Queenslanders over the 
$500,000 mark. You can get a fully renovated large 
Queenslander for this price point. The big question is 
has the market hit bottom? Unfortunately that is a bit 
tricky to establish at present and only time will tell.” 

Well 12 months on and it appears time has spoken 
and we think the Mackay residential market has 
reached the bottom (although there still appear to be 
some lower sales out there, they are more isolated 
now than in previous years). So for the lazy half 
million, it’s pretty much the same as what we said 
last year for owner-occupiers.

However for investors, anecdotal evidence from 
agents indicates that rental vacancies are starting 
to tighten and in some cases rental values have 
increased slightly. For an investor with half a million, 
there have been recent sales of duplex and small flat 
buildings. For under half a million dollars there have 
been buildings containing four or five flats selling 
under $500,000 with gross yields between 8% and 

9%. Older style duplex properties have been selling 
between $250,000 and $300,000 on gross yields 
around the 7% mark.

Townsville
A $500,000 investment in the Townsville property 
market will secure you a good quality modern 
home in a desirable modern residential estate or 
a renovated home in the inner city suburbs.  Our 
residential market has just moved through the 
bottom of the market cycle to the start of recovery 
and still remains very much a buyer’s market.

As momentum continues to build around the North 
Queensland Stadium to be built in the CBD with 
earthworks expected to commence later this year, 
the inner city suburbs of South Townsville, North 
Ward and Belgian Gardens would prove desirable 
locations for a $500,000 investment.  These suburbs 
typically have renovated older style homes and 
are also in close proximity to The Strand and major 
entertainment precincts.

The middle class suburbs of Idalia, Annandale and 
Douglas are in close proximity to major employment 
hubs including Lavarack Army Barracks, Townsville 
Hospital and James Cook University.  A $500,000 
investment in these suburbs would provide you with 
a good quality low set masonry block home with the 
modern lifestyle facilities offered in these estates 
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including walking and bike paths, parks and barbecue 
facilities.

Townsville’s current median sale price (April 2017) 
stands at $335,000 and therefore a $500,000 
investment is substantially above this median. To 
provide some relativity to our market, over the 
past 18 months 90% of all house sales have been 
for property below $500,000, whilst 92% of units 
transacted below $500,000.

Cairns
A $500,000 property investment in Cairns will 
secure a well located modern executive style 
suburban dwelling, or alternatively an above average 
quality apartment in the Cairns CBD, located on 
the mid to upper levels of a near new high rise unit 
development. Indeed the purchaser or investor at 
this price level would find a large range of sectors, 
styles and locations available to choose from. 
However it remains impossible to spend $500,000 
on a new apartment due to the absence of new unit 
construction at that level.

The $500,000 mark in the Cairns market is relative 
to the current (May 2017) median price levels of 
approximately $414,000 for houses and $220,000 
for apartments. Over the past twelve months, 75% of 
houses and 95% of apartments sold in Cairns have 
transacted under $500,000.
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Adelaide
Whilst Adelaide remains the most affordable 
mainland capital city in Australia, the current 
median price of $432,000 (current as at 31 May 2017 
according to Corelogic Hedonic Home Value Index) 
has increased from a median price of $410,400 (as 
at 30 April 2016). Although there are still countless 
properties available around $500,000, there is an 
increasing scarcity of detached dwellings in this price 
range within proximity of the CBD. The market for 
older units and townhouses regardless of location 
remains relatively flat. We have focused on detached 
housing for investors.

It is reasonable to expect detached housing at 
$500,000 or below within 20 kilometres of the city 
but as noted, the closer one moves towards the city, 
the more the quality and size of detached housing 
decreases at this price level.

Demand for older units and townhouses in locations 
further from the city may begin to increase should 
prices for detached housing continue to increase. 
There is an increasing supply of new apartments 
in the Adelaide CBD which are tending to attract 
investors. It is viewed as a more attractive option 
than older style inner city units and townhouses due 
to stamp duty rebates and potential tax reduction 
strategies.

The market for properties in proximity of the CBD at 
this price level continues to be extremely buoyant. 

In areas with increased in-fill development, investors 
and developers have been driving demand and 
competing with first home buyers attempting entry 
into the market. In an area such as Flinders Park 
situated six kilometres west of the CBD, buyers 
seeking properties for $500,000 a couple of years 
ago have now been priced out of the market as the 
market has improved in that area within a short 
period of time. The suburb is situated adjacent to 
the linear park and in between the city and the sea 
and has become an increasingly popular suburb as a 
result.

Popular areas that offer properties around 
$500,000 include suburbs such as Pasadena, Hope 
Valley and Croydon Park.

Pasadena is situated to the south of the Adelaide 
CBD and is well serviced by the popular Pasadena 
Foodland and shopping centre. Whilst sections of the 
suburb are undergoing some in-fill development, this 
suburb offers older style dwellings reasonably close 
to the city at an affordable price level.

Hope Valley is situated further from the city, 
approximately 13 kilometres to the north-east. This 
suburb is well serviced by a number of shopping 
centres including Tea Tree Plaza and is also situated 
in proximity to the Tea Tree Plaza interchange which 
provides easy access to the Adelaide CBD via the 
O-Bahn busway.

Croydon Park is situated to the north-west of the 
city adjacent to the popular suburbs of Croydon 
and West Croydon. It provides a more affordable 
alternative to these areas and is also adjacent the 
Torrens to Torrens roadway which is currently under 
construction. This will further improve access to the 
north and south of the city.

Real estate agents continue to report high levels of 
interest in the $500,000 to $800,000 price range 
within proximity of the city. Given decreasing supply 
of properties at this price level, demand will continue 
to be strong.

Depending on location and general property features 
which tend to vary greatly, an expected rental yield 
for properties at this price level would be around 4% 
to 5%.

Croydon Park
Croydon Park has continued to perform well for 
purchasers seeking detached housing for around 
$500,000. The current median price for detached 
houses is $455,000 (source: realestate.com.au) 
which has increased since the same time last year 
when it was $409,000. 

Below is a 4-bedroom, 2-bathroom newly built 
dwelling currently listed on the market in Croydon 
Park. It offers a low maintenance opportunity on a 
courtyard style block. The current asking price is 
$499,000 to $519,000. 
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source: realestate.com.au

Largs North 
In Largs North there has been less movement with 
the current median price at $438,000 which is up 
from $416,000 last year (source: realestate.com.au). 
This area is a further nine kilometres away from the 
city than Croydon Park.

Modbury
The median price for detached housing in Modbury 
has remained the same as this time last year 
at $365,000 (source: realestate.com.au) which 
indicates it is still an option for purchasers seeking 
detached housing at a more affordable price level.

Below is a property listed for sale in Modbury for 
$340,000 to $360,000. This property is a circa 2001 
built 3-bedroom, 2-bathroom dwelling which offers 
an affordable opportunity to purchase within this 
market.

source: realestate.com.au

St Marys
St Marys has also remained relatively the same 
with only a small increase in the median price from 
$430,000 to $432,000 (source: realestate.com.au). 
There is currently limited supply of detached housing 
on the market in St. Marys.

These suburbs from last year indicate the impact on 
location in the Adelaide market. Croydon Park which 
is situated the closest to the CBD has performed the 
best out of the suburbs listed.

As noted at the same time last year, the West 
development at West Lakes is further underway. 
Although roads have been constructed in parts 
of the development, it is still a work in progress. 
Construction of townhouses and a number of 
apartment buildings is currently underway. We 
understand that AAMI stadium will be demolished in 
the coming months which will change the landscape 
in this area. Construction of the Torrens to Torrens 
roadway and the Darlington Road upgrade continues 
to progress with commuters in these areas looking 
forward to completion of these works to improve 
their commutes.
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Properties for sale with asking prices of around 
$500,000 in the greater Hobart region are less 
concentrated in particular suburbs relative to 
Northern Tasmania. Being a capital city with 
a significantly larger population, capital entry 
requirements tend to be higher, suburbs are spread 
over a larger geographic area and contain greater 
diversity of property types.

Sandy Bay, Kingston and Lindisfarne are Hobart 
suburbs where the greatest number of sales have 
occurred within the half a million dollar price point.

Sandy Bay has an air of exclusivity and is popular due 
to its position immediately south of the city with the 
Derwent River its southern border. Contained within 
the suburb are the University of Tasmania campus, 
casino, private and public schools, local shops and 
recreational facilities. Due to Sandy Bay’s exclusivity 
and nearness to the city, units are the predominant 
type of residential property that can be purchased 
within this price range although some smaller homes 
are still within reach. To purchase a house in Sandy 
Bay you would need capital reserves in excess of 
half a million dollars as approximately 20% of the 
suburb’s recent sales were in excess of $1 million 
with a top sale of $6.5 million. An example of what 
you could expect to purchase in Sandy Bay with a 
$500,000 budget is a 3-bedroom, 1-bathroom, circa 
1990s, partially updated, 130 square metre villa with 
single lock up garage on the suburb’s periphery. 

Kingston is reported to be Tasmania’s fastest growing 
region and is a 25 minute commute to the city via the 
southern outlet. It is a self-contained satellite centre 
with major and local shopping centres, public and 
private schools and recreational facilities. Recent 
sales in Kingston indicate that purchasers with 
$500,000 to spend could expect to buy an older 
style home with a living area ranging from 120 to 160 
square metres. If you can push the budget closer to 
$600,000 you could purchase a modern, 200 square 
metre home on a 900 square metre block.

Meanwhile in Lindisfarne on Hobart’s eastern 
shore you could purchase a modern, 3-bedroom, 
2-bathroom house, with double lock up garage 
and water views on a smaller, 460 square metre 
block.  If you prefer privacy a slightly higher spend 
could secure you 1.5 hectares with an older style, 
renovated, 3-bedroom and 1-bathroom house.  
Lindisfarne residents have a 15 minute commute to 
the city via the Tasman Bridge.

$500,000 in the north of Tasmania can buy you 
a significant residential property relative to other 
states in Australia.  Historically in the north, centrally 
located or inner city property has best held its value.

Recent sales data show that the greatest numbers of 
sales within the $500,000 price range have occurred 
in the suburbs of Grindelwald, Trevallyn, Newstead 
and Launceston.

Grindelwald is a commuter suburb (approximately 
a 25 minute drive from downtown Launceston) 
developed around the theme of a Swiss village in the 
1980s. Grindelwald is attractive to purchasers who 
prefer larger homes on larger parcels of land in a 
rural residential setting. Homes that have recently 
sold in Grindelwald range in size from 200 to 260 
square metres of living area on parcels of land 
ranging between 800 and 2,600 square metres. 
The majority of these homes were built in the 1980s 
to 1990s and have achieved sale prices between 
$480,000 and $528,000.  

If you live in Trevallyn, it’s likely you prefer to have 
a view as Trevallyn sits on a hillside overlooking 
the Tamar River and borders the northern side of 
Cataract Gorge. Along with spectacular views come 
steeper blocks. Some properties while having larger 
block sizes have decreased functionality due to the 
block gradient and vehicular access may be more 
difficult. For around half a million dollars in Trevallyn, 
recent sales indicate that you could purchase an 
older style home (built from the 1970s to early 
2000s), offering from 170 up to 300 square metres 
of living area on blocks ranging from 800 to 2,000 
square metres. Sale prices for such homes have 
ranged from $403,000 to $510,000.

Newstead is a popular family suburb due to its 
proximity to central Launceston and its range of 
services such as private and public schools, sporting 
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facilities, shopping and restaurants. Homes within 
the $500,000 range in Newstead tend to be on its 
periphery where recent sales indicate you could 
purchase a modern home with 170 square meters 
of living area on just under 900 square meters of 
land.  Alternatively for just over $300,000 you could 
purchase a smaller, 1940s built home that requires 
renovation, closer to town, with 110 square metres 
of living area and a block size just under 700 square 
metres. To purchase larger, established homes in 
north-west Newstead you would need a budget in 
excess of $500,000.

For those wanting to be in Central Launceston 
residential homes can still be purchased for around 
$500,000 however such homes tend to be on the 
periphery, require renovation and are often in very 
steep locations. An example of such a home that sold 
recently for $450,000 is a terrace, located in one of 
Launceston’s steepest streets that has 206 square 
meters of living area over two floors that requires 
renovation and has car accommodation of a single 
carport situated on a 273 square metre block. 
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Darwin
Buying property in Darwin hasn’t been this 
affordable in a very long time. The present market 
can be characterised as a buyer’s market with 
property prices and sales volume depressed in the 
first quarter of 2017. Sales are primarily dominated 
by first home buyers on the back of government 
incentives and record low interest rates. In contrast, 
subdued rental growth continues to deter property 
investors from buying and investing in the local 
market, instead chasing larger gains in the eastern 
and southern states. The latest quarterly report 
from REINT for the greater Darwin area (including 
Palmerston) indicates that the median price has 
reduced by 9% year on year to $530,000 and 
14% to $430,000 for detached dwellings and units 
respectively. 

Existing units in the Darwin CBD and inner Darwin 
suburbs of Stuart Park, Larrakeyah, Parap and 
Woolner offer good value with 3-bedroom, 
2-bathroom apartments selling in the range of 
$360,000 to $500,000 and $300,000 to $450,000 
for 2-bedroom, 2-bathroom apartments. The 
majority of this stock is 15 years old and offers a 
modest standard of accommodation. Furthermore, 
entry level units which are mainly comprised of 
2-bedrooms and 1-bathroom can be found in the 
northern suburbs of Nightcliff, Coconut Grove, 
Millner and Rapid Creek. These units are selling in 
the price range of $200,000 to $350,000 and offer 

entry level accommodation. Apart from the inner city 
and northern suburbs, units in Palmerston also offer 
an affordable option for those looking for a bargain 
with current selling prices ranging from $220,000 
to $300,000 for a 2-bedroom, 1-bathroom unit and 
$300,000 to $350,000 for a 3-bedroom, 2-bathroom 
unit. 

On the other side, dwellings in the inner Darwin 
suburbs are far beyond the reach of purchasers with 
only half a million to spend, with the latest REINT 
March quarter 2017 report indicating a median price 
of $667,500. However, the northern suburbs which 
are areas between Nightcliff and Karama have a 
lower median price of $580,000 and $520,000 
respectively. 

Older dwellings in the less popular suburbs of 
Malak and Karama offer affordable entry level 
home ownership with a ground level 3-bedroom, 
1-bathroom dwelling selling in the range of $350,000 
to $400,000. These dwellings have a fairly basic 
level of improvement and require some degree of 
renovation. Other more popular suburbs such as 
Leanyer, Wulagi, Anula and Jingili also provide a 
host of options but sell at a slightly higher price 
range from $400,000 to $500,000. Further away to 
Palmerston, Gunn, Rosebery and Durack are some 
of the suburbs that most buyers would get houses 
with good value for money, particularly dwellings 
in the price range of $400,000 to $500,000 
with 3-bedrooms and 2-bathrooms. In terms of 

purchasing your own block of land and building a 
new dwelling, the newly developing suburb of Zuccoli 
offers affordable land options with prices as low as 
$100,000 or house and land packages from builders 
as low as $450,000.

We expect property prices to remain depressed for 
the remainder of 2017, with minimal evidence of 
stabilisation in the form of increased transactions. 
A combination of factors has led to the sustained 
slowing down in the Darwin economy, such as 
the winding down of the INPEX LNG project and 
a shrinking of the local Territory population. The 
inner city unit market has been one of the worst hit 
segments, with a considerable supply still applying 
significant downward pressure on prices. These 
conditions are compounded by a lack of investors 
entering the market, with subdued rental conditions 
likely to continue in the short to medium term. 
Overall, the current property market presents a 
great opportunity for purchasers looking to secure a 
property.

Alice Springs
With the softening of market conditions over the 
past couple of years we have seen increasing value 
for money in the $500,000 price range. In the 
established areas a 4-bedroom, 2-bathroom home 
is still available, often with a pool and with varying 
degrees of renovation, however at this price level 
a discerning buyer can find a modern kitchen and 
bathroom as a typical inclusion.
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With the new suburb of Kilgariff now becoming more 
established with land starting at $160,000 as well 
as the release of land at North Edge, closer to town 
with land starting closer to $150,000, a new home 
at this price level is now a reality. Kilgariff has now 
had its first established homes sell, with living areas 
at around 160 square metres and accommodation 
comprising 3-bedrooms and 2-bathrooms, an 
attached double garage UMR and rear verandah. 
These homes initially started at the $550,000 mark, 
however with the softer conditions, sales were 
achieved at $525,000.

Investors can expect a rental return of about 6% for 
these properties, particularly for those situated in 
established areas, and slightly lower returns for the 
newer homes, although these also have the benefit of 
higher depreciation benefits.

These are similar to last year’s suggestions however 
with the market slowly turning, these opportunities 
may diminish, although not for some time yet.
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Perth
The median sale price in Perth has reduced to 
$515,000, meaning that buyers continue to get 
better value out of their lazy half a million. Our 
success rate from our recommendations last year 
was somewhat lack lustre, but heavily influenced 
in a negative manner by state government tweaks 
to first home buyers grants directing traffic to new 
estates as opposed to established suburbs. Two of 
our recommendations out performed the rest of the 
market (Ferndale and Kingsley) whilst the remainder 
struggled to gain any traction (Greenwood, Armadale 
and Kelmscott). Given the $500,000 topic, all of 
last year’s recommendations fell within traditional 
mortgage belt areas, which overall have performed 
poorly over the previous 12 months due to a lack of 
consumer confidence, an increasing unemployment 
rate and an increase in mortgagee activity. That 
is not to say that the whole market performed in 
a similar manner – upgrade suburbs have been 
performing strongly over the past few months as 
cashed up buyers take advantage of perceived good 
value and low borrowing costs. 

So the challenge is where to put our lazy half a 
million dollars this year. Our number one pick is 
Nollamara, which has a median house price of 
$425,000 and is situated only 10 kilometres north 
of the CBD. The suburb offers modern 3-bedroom, 
2-bathroom group dwellings for well under 

$400,000 and traditional homes for well under 
$500,000. The suburb offers good access the CBD 
and is situated proximal to the employment centres 
of Malaga and Osborne Park. 

Also in the North, Craigie is presenting as extremely 
good value at present. The suburb is situated one 
suburb in from the coast and 22 kilometres from the 
CBD. The median sale price at present is $450,000 
– some $90,000 cheaper than the next suburb to 
the south and has a lower median sale price than the 
next two suburbs to its immediate north – it simply 
doesn’t compute! For the median price, you can still 
purchase an older style 4-bedroom dwelling on a 700 
square metre allotment and be ten minutes from the 
beach. 

Next on our list is the suburb of St James, situated 
some seven kilometres south of the CBD. Whilst the 
median sale price is currently $535,000, the market 
is starting to realise how attractive the location of 
the area is despite some socio economic issues and 
gentrification is well underway. Older style homes 
on 500 square metre lots remain available for sub 
$500,000, and many villa style dwellings can be 
purchased for around the $400,000 mark. Given the 
suburb’s proximity to the CBD and Curtin University, 
it appears to be good value at present. Further, many 
buyers are beginning to see St James as a more 
affordable option in comparison to East Victoria Park 

and are buying with the intention or rebuilding luxury 
residences. As this trend continues, the appeal of the 
suburb will only increase. 

Lastly, we see the suburb of Medina as providing a 
very good option for first home buyers and investors 
alike. Given the median sale price currently sits at 
$250,000, you can buy two properties for your lazy 
half a million. What will you get? Older style free 
standing dwellings on 700 square metre lots that 
attract a rental return of $200 to $230 per week.  

The current market is a perfect time to be 
considering what to spend half a million dollars 
on. There appears to be some very good value 
propositions throughout the entire Perth metro area 
and there are early signs of market stabilisation. The 
remainder of 2017 could prove to be very appetising, 
particularly across the established residential 
housing market. 

South West WA
As we draw into the middle of the year it provides 
us with an opportunity to step back and ask the 
question, where would you park a lazy half million in 
the south-west of Western Australia? 

A good option for medium to long term capital 
growth in the south-west is along the coastal strip 
located on the northern side of Bussell Highway 
traversing the suburbs of Busselton, West Busselton, 
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Broadwater and Abbey. This coastal strip is 
approximately 500 metres in width and runs for 
approximately ten kilometres along the Geographe 
Bay. 

As the city of Busselton continues to grow at a strong 
rate, this well located section of land will continue to 
grow in desirability and affluence as the urban sprawl 
continues to be pushed further away from the coast 
line. This consequently will result in good capital 
growth over the medium to long term as an increase 
in population will lead to stronger demand of a 
product that has limited scope to increase in supply. 
As such this well positioned and limited coastal strip 
would represent a good option for a prospective 
purchaser looking to invest $500,000. 

$500,000 is an entry point into this market and 
would secure a very basic residence with the vast 
majority of the value being in the underlying land. 
While the rental return of the investment would be 
weak, purchasing within this coastal strip would 
provide a strong opportunity for capital growth over 
the medium to long term. 

A second option would be to invest in Dunsborough 
which is a very well sought after and renowned costal 
town. Dunsborough is located within Geographe 
Bay and attracts a higher number of tourists given 
its beaches and proximity to the world renowned 

Margaret River vineyard region. More specifically we 
see the coastal strip that runs from north of Caves 
Road to the beach as being a good area to invest. 
Generally residential dwellings in this pocket are 
positioned on good size lots of 800 square metres 
and above and are located in very close proximity to 
the ocean stimulating demand. $500,000 is an entry 
point into this market and would secure a very basic 
residence with the vast majority of the value being 
in the underlying land. If these properties were to 
be purchased with a view to being held for the long 
term, good capital growth could be expected as it 
historically has performed well. 

Over the past year both of these regions have 
outperformed surrounding localities. The coastal 
strip in Busselton and the Dunsborough township 
have remained relatively level with reduced selling 
periods while we have seen values in the outlying 
regions of Busselton and Dunsborough weaken. 

The coastal strip in the City of Busselton and the well 
located township of Dunsborough are just a number 
of options among many opportunities within the 
South West to invest $500,000.

Month in Review
July 2017

R
es

id
en

ti
al



Rural



56

Overview
The Agri Investor Australia Forum was held this year 
in Melbourne on 21 June, which I was lucky enough 
to attend. The event showcased what was happening 
in technology, investor appetite and also highlighted 
the views of many, with panel discussions around the 
future of agriculture. 

To say it was a positive sentiment is an 
understatement. From dairy to beef, horticulture and 
aquaculture parties are looking to grow, invest or 
create new businesses in the agriculture world, which 
really shows it’s still the new black when thinking 
about an alternative investment asset class. What 
was also highlighted, the lack of good management 
and industry data required by those seeking to 
invest. There is no real national framework for much 
of this and government held data is often published 
almost two years after the basis of the research, and 
currently the market is moving much faster than the 
data can keep up with.

So the question in my mind was, what assumptions 
and basis of assessments are being utilised by some 
of the new investors in determining how much do 
they pay for a property? We have seen significant 
shifts in the underlying values of most property 
types across the country in the past 12 to 18 months 
and there is a reported shortage of assets for 
agents to market. So if the basic economic principal 
of supply and demand is a driver of price, then 

an assumption of rising values could follow. This 
would make sense if the underlying return on that 
investment also supported that value but how is that 
being validated, what risks are being considered and 
with strong commodity prices how does this translate 
to earnings returns? Only history will be able to 
judge.

Two key shifts we are seeing today:

1. Increasing sale and lease back activity – (which 
we flagged approximately three years ago, 
however some of the lease rates do make you 
scratch your head e.g. 6% to 7% for broadacre 
cropping and grazing).

2. Fully priced and hard-to-find assets, increased 
focus on change of land use options, buying land 
and often bringing water to develop a high value 
crop (often with long lead times to pay back). 

These two aspects at play will often see land values 
increase from traditional use agriculture however 
the question remains, can they be supported by 
the underlying commodity economics which has to 
include a risk consideration as well, only time will tell.

Contact:
Tim Lane - National Director, Rural
Ph: 07 3319 4400

Don’t get caught out – the challenges of buying 
agricultural assets in corporate Australia.
Under current booming agricultural conditions in 
most agricultural commodity types, it is increasingly 
important to ensure that buyers and sellers alike 
are keeping a close eye on agricultural returns in 
comparison to property prices. In our day to day 
operation as independent property advisors helping 
buyers and sellers to make better decisions, history 
has told us that both investors and vendors can get 
carried away with the speed the market is moving or 
hype in a particular sector be it almonds, beef, grains 
or any other commodity.

As the Australian agricultural market approaches 
11 to 12 pm on the property clock in some parts of 
Australia or some sectors after benefiting from 
recent good seasonal conditions and associated 
bumper cash flows, it becomes critical that buyers 
and sellers make decisions after taking into account 
all the available data and do not just rely on financial 
models or assumptions provided. As specialist 
agricultural property advisors we are seeing buying 
decisions made solely on financial modelling however 
the ground truthing of the model is not always done. 
This presents inherent risks.

The problem is that many of the numbers provided 
by the vendors and agents are often not actual 
numbers specific to that property or region or are 
not validated and purchase decisions are being 
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made based on these assumptions. Buyers beware 
and vendors take note. The value of good farming 
practices, industry leading management and the 
backing of sound stock, crop and financial data 
supports securing a sale or long term sustainable 
interest in Australian agriculture.

The level of operational returns from Australian 
agriculture can vary significantly year in, year 
out depending on a number of factors but largely 
impacted by management, cost of production 
(and purchase price or debt leverage cost) and 
seasonal conditions. With billions of dollars 
currently ear marked to be invested by local and 
international investors and funds into Australian 
agriculture, the current challenge for most investors 
is understanding the expected operational and 
investment returns by the specific class of asset 
intended for investment.

What are the parameters of investment? The investor 
needs to be 100% clear on this prior to searching for 
property.

1. Are you investing for capital appreciation or 
operational return?

2. What are the required returns on capital from 
the investment?

3. What is the term of intended investment?

4. What is your operational risk profile? Can you 
afford negative operational returns?

5. Do you want owner operator risk or more 
passive investment via lease backs?

The answer to these simple questions will quickly 
identify the specific commodity type, risk profile and 
region within Australian agriculture on which  the 
buyer should be focusing. For example, if a buyer 
wants to invest in Australian cropping land using a 
leaseback scenario with a target annual return on 
investment of 7%, they shouldn’t expect to be able 
to purchase in the Wimmera region of Victoria where 
capital growth has been 30% for the past two years. 
However, they may physically be able to invest in this 
region under a leaseback scenario if they are willing 
to accept a return on investment of say 3.5% or 
achieve 5% to 6% if they take on operational risk. 

In depth due diligence and research can help to 
illuminate investment risk, poor investment decisions 
and ultimately poor returns from ill-informed buyers 
presented with hypothetical financial, crop or 
cost data. Investors should be seeking advice and 
vendors should be keeping robust records. Common 
questions should be:  Can this region return an 
average wheat yield of 3t/ha over 10 years? Is a lease 
rental of $370/ha or 5% of land value sustainable 
for a local operator as a lease back should the tenant 
exit? Will you achieve that in the open market? Or is 

a carrying capacity of 20DSE/ha or weaning rate of 
160% and gross margin of $80 per head adopted in 
the financial modelling for the prime lamb business 
presented unrealistic and unsustainable?

As Australia’s largest independent property advisory 
organisation, Herron Todd White property advisors 
and specialist rural team are able to provide robust 
support to formal due diligence and assist mitigate 
risk in the investment decisions.

Contact:
Angus Shaw - ph: 03 5332 7181

NSW Far North Coast
The market continues to be strong for most 
categories of rural property. Wet conditions will delay 
the start of the sugar cane harvest and make ground 
conditions for the continuing macadamia nut harvest 
more difficult.

A 544.43 hectare beef cattle grazing property 
aggregation north-west of Kyogle with Eden and 
Chestnut Creek frontage has been sold for $3 million. 
The property has a stated carrying capacity of 450 
breeding cows. This indicates a sale price of $5,510 
per hectare or $6,667 per breeding cow overall. The 
property’s structural improvements include a main 
dwelling, machinery sheds, storage sheds and cattle 
yards. 
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The majority of the 36 ex. FEA forestry properties 
put to auction in the past three months have been 
sold. There has been strong demand from beef cattle 
graziers, timber companies for properties that have 
viable stands of suitable plantation timber and a 
biomass company sourcing a supply of fuel for co-
generation electricity plants.

Good quality avocado farms are in strong demand. 
Green Pigeon avocado farm located at Green Pigeon 
north-east of Kyogle has sold for a reported $5.12 
million. This is a partly timbered 113 hectare red 
sandy loam soil farm in a high rainfall area with back 
up irrigation planted to about 5,720 mature Hass 
avocado trees. Structural improvements include a 
dwelling, packing shed, machinery sheds and pump 
shed. The sale is understood to include plant and 
equipment.

The macadamia farm market remains strong. 
There appears to be a shortage of listings for sale 
of medium to large macadamia farms. Some small 
to medium size farms have been sold or are under 
negotiation on the Alstonville plateau in the general 
analysed value range of $65,000 to $85,000 per 
planted macadamia nut tree hectare.

Central West and Western NSW
Dry seasonal conditions in the Central West and 
Western NSW have affected the total area planned 
to sow to winter crops. Earlier sown crops require 
immediate rainfall to develop and the later planted 

crops will need a rain event to germinate. Some 
unusually cold weather and subsequent frosts have 
also weighed heavily on moisture levels in the area.

Irrigated and dryland cotton crops in the Macquarie 
Valley and Lachlan Valley have mostly been picked 
and have had below average results, mostly due to 
the extreme heat experienced earlier in the year 
during the growing period. 

Contact:
Allister Rodgers - ph: 0429 304 496

Northern Tablelands/North West Slopes and 
Plains
Whilst it was expected to be a colder winter, above 
average temperatures for this time of year have 
led to a milder winter and rain throughout June 
aided in some late pasture growth and fodder crop 
development. 

Rural sales across the region have slowed which is 
typical for this time of year with a lack of listings also 
a contributing factor however there are still buyers in 
the market. High rainfall productive grazing country 
is still in demand due to the reliability however 
buyers are wary of overpriced properties and are 
conscious that the rural market may be nearing its 
peak.

Recent livestock sales were slightly down on average 
with lower numbers yarded. Landholders appear to 
be able to hold off selling over the winter period and 

finish cattle and lambs on fodder crops due to the 
milder winter however have been reluctant to restock 
with numbers also down on average. 

Contact: 
Angus Ross – ph: 0427 235 600 

Echuca
The rural set continues to be buoyed by favourable 
conditions with multiple transactions of local 
cropping and grazing holdings ($3,000 per hectare 
for country around Elmore and $5,000 per acre for 
country on the Heathcote ridge). There has been 
some increase in activity for horticultural holdings 
at levels which suggest some return to confidence 
albeit only for orchards featuring modern varieties 
which have been well managed. Interestingly the 
dairy industry has shown some activity though there 
have been relatively few larger scale transactions. 
Recent release of 2017/18 farm gate milk prices are 
closer to the long term average for most processors 
and it will be interesting to see what effect this price 
signal sends to the broader real estate market.

Contact:
David Leeds - ph: 03 5480 2601

Mildura
Data released from the Almond Board of Australia 
indicates that the area of plantings grew by 15.8%, 
or 4,904 hectares in 2016, and that a similar area of 
plantings is expected within the coming year. If the 
forecast is correct, this will take the planted area to 

Month in Review
July 2017

R
ur

al



59

over 36,000 hectares. Much of the new plantings are 
now occurring in the Murrumbidgee Irrigation Area, 
due in part, to the difficulty in finding remaining 
suitable land within an affordable distance from the 
Murray River.

The Webster Ltd owned Tandou farm, located 
just to the south west of Menindee, is to be de-
commissioned, with the associated 21,900 megalitre 
water licence (mix of General and High Security 
entitlements), being acquired by the Federal 
Government for $78 million. Webster lobbied for 
this sale due to concerns over water reliability in 
the lower Darling River. Cotton and other irrigated 
crops have been grown on Tandou since the mid 
1970s, however significant crops (more than 3,000 
hectares) have only been grown in four of the past 12 
years, with no crops sown over five of those years.   

Large-scale solar projects have been proposed in 
the Mildura region for many years, and a to certain 
extent, we have developed the attitude “we will 
believe it when we see it”. However development 
now seems a reality, with large scale projects being 
proposed on land at Nowingi, Wemen and Balranald. 
Each of these developments is likely to comprise at 
least 300 hectares, with construction expected to 
commence within the next 12 months. Some of this 
development is likely to be on land occupied under 
long-term leases.

Another major development expected to commence 
later in 2017 is the proposed $84 million winery 
at Red Cliffs by Weilong, a Chinese wine making 
company. A planning permit has been issued and 
approval granted to crush 84,000 tonnes of grapes 
annually. It’s expected the winery will be operational 
in readiness for the 2019 vintage.

There has been limited sales activity in the past 
month.

Contact:
Shane Noonan - ph: 03 5021 0455

Southern Queensland
The southern Queensland market is still showing 
strong competition and firming values at the end 
of this financial year, although there are some 
market signals indicating it is levelling off after the 
significant growth that occurred over a relatively 
short period for the broader market. This impression 
may be the result of what normally occurs mid-year, 
with a reduced volume of sales. The true test to 
where the market sit won’t be known most likely until 
the end of the year. For the year to date across the 
southern market, there has been a distinct slowdown 
in the number of transactions, which appear to be 
down at least 30% from this time last year. Generally, 
this result is due to the lack of properties available 
for sale or at least good quality holdings to where 
the bulk of the market activity is transacting. Below 

is a graph reflecting the sales trend for the southern 
Queensland market over the past seven years. This 
identifies the increased number of sales transactions 
for 2015 and 2016 and firming median sale price. So 
the question still remains, will 2017 be at the peak 
in the cycle? Many property professionals believe 
we are somewhere between 10 to 12 o’clock on the 
property cycle with 12 o’clock considered the peak.

Another influence in the market, especially in far 
south-western Queensland, is the continued dry 
seasonal conditions which has likely curtailed 
the level of market recovery. Stock agents are 
reporting large numbers of cattle coming in from 
both the Mitchell Downs and Mulga country, which 
is necessary to reduce stocking numbers. We have 
just come back from trip via the Strezelecki Desert 
and surprisingly the cattle observed appeared to 
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be holding on well for those in the channel country. 
There was some water observed in the Cooper 
system and associated lakes of the Diamantina. 
However, there is very little ground cover in the red 
Mulgalands further east, where some landholders will 
need to push timber under fodder permits likely in 
the weeks or months ahead.

Transactions that have occurred through the market 
of recent are that of Dandaraga, a 1,259 hectare 
mixed farming holding approxiately 44 kilometres 
north-east of Goodiwindi. The country contained 
a mix of heavy melon hole to lighter sandy loams, 
developed to about 60% of cultivation and balance 
grazing. Improved with a standard home, support 
shedding, cattle yards and nominal grain storage. 
The property transacted for $2,224 per hectare 
overall, which reflects a 28.5% increase in value 
from the previous sale in 2011. 

A second transaction further to the north was that 
of Yarra Glen in the Yagaburn district. Comprising 
a 2,018.98 hectare grazing holding, containing 
mostly Brigalow/Belah country with some lighter 
forests adjacent Yarrill Creek. The property 
transacted for $2.5 million reflecting $1,238 per 
hectare. Both properties were purchased by the 
Piction family whom operate a broadacre farming 
holding. The acquisition of the additional lands will 
provide opportunity for further scale with country 
development.

Further west in the Augathella area, the market, 
despite lagging behind activity to that country 
further east, is now starting to provide some solid 
market indicators. The sale of Mareto a 9,446 
hectare semi open Downs block to the north-east has 
been purchased by the Pearts, whom hold country 
to the south-west Dunvegan. The country contains a 
mix of Wooded Gidyea with Brigalow, Bauhina, Myall 
and Bottle tree scrub and having some 800 hectares 
of fodder cultivation. The property transacted at 
$6.65 million reflecting $704 per hectare ($285 per 
acre) in February. 

To the west of Augathella, Aubigny which is a 
7,212 hectare, mostly open Mitchell Grass Downs 
block was purchased in February this year by the 
Hindmarch family for $469 per hectare ($190 per 
acre). The Hindmarch’s previously sold Wallal a 
17,688.86 hectare holding south of Charleville for 
$2.35 million or $133 per hectare in December at 
auction.  The sale was somewhat unique given the 
property had two Carbon Farming Agreements 
(CFI) under a human induced native regeneration 
methodology. Generally we are seeing much more 
activity within this space, with landholders taking up 
the option to access an alternative income stream 
by registering carbon projects. Under the human 
induced native regeneration methodology, the 
landholder is effectively agreeing to promote and 
manage the regrowth within the project area. These 

agreements have a permanency period of either 
25 or 100 years. Although the landholder receives 
payments for Australian Carbon Credit Units (ACCUs) 
as sequestered under those contracted, there is a 
management requirement, financial liability and the 
potential of reduced productivity as a result. To date 
there has been very limited evidence of properties 
that have transacted with similar CFI projects. 
Therefore as valuers we are relying upon our 
professional knowledge to interpret how the market 
perceives the benefits verse negatives to determine 
how these projects impact value on a property. 
Ultimately the more evidence available will provide a 
better cross section of how the market will treat such 
encumbrances. We are aware of a pending sale of 
another project, which moving forward will provide 
another market indicator to benchmark the impact 
on property values.   

In next months edition, we may be able to comment 
on some significant transactions that are occurring 
on the Downs for both dryland and irrigated farming 
holdings. 

Contact:
Stephen Cameron – ph: 07 46 397600 

Far North Queensland
Values of good quality red soil country continue 
to rise in the Atherton, Tolga and Kairi localities 
with a number of sales now over the $50,000 per 
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irrigated hectare excluding structures. An avocado 
farm on good red soils at Atherton has sold for 
over $100,000 per irrigated and planted hectare 
excluding structures. The farm was planted to Hass 
variety avocadoes, which are currently in strong 
demand on the back of high fruit prices. Strong 
prices has led to a large increase in new Hass 
avocado tree plantings throughout all growing areas 
from Dimbulah through to Atherton.

There is currently strong sales activity in the 
Mareeba Dimbulah area with citrus and grape 
producers acquiring lightly improved farms for 
development into table grape and lime orchards. 
There is also activity from sandalwood producers 
with two farms on good quality granite soils recently 
acquired at premium values. 

An irrigation water shortage remains the main worry 
for farmers in the Mareeba Dimbulah irrigation area. 
Two consecutive failed wet seasons is now likely 
to result in irrigators receiving only 60% of their 
nominated allocation, down from 75% the year 
before. Growers in the Atherton locality who rely on 
groundwater are likely to fare better on remain, on 
75% of their nominated allocation.

Contact:
Danny Glasson - ph: 07 4057 0214

South West WA
It’s now nearing nine years since the start of the 
global financial crisis, triggered by the collapse of 
the sub-prime global mortgage market, resulting in 
global financial turmoil with the impact still being 
felt today. Many didn’t see this coming, however, 
the few who did were featured in the 2015 film “The 
Big Short”. At the end of the film a voice over states 
“Michael Burry is focusing all of his trading on one 
commodity; Water”. Michael J Burry, described as 
an American physician, investor, and hedge fund 
manager, was one of the first to see the collapse 
happening. In a 2015 interview with New York 
magazine, Michael commented, “What became clear 
to me is that food is the way to invest in water. That 
is, grow food in water-rich areas and transport it for 
sale in water-poor areas.” 

It’s no surprise to many in the horticultural and 
agricultural industry that a focus on investing in 
water and capitalizing on the potential that can 
be unlocked through food production is a theme 
of a Hollywood film. Western Australia has been 
developing some larger irrigation schemes, including 
the recent Ord Irrigation scheme in the Kimberley, 
however, it could be argued that WA has an immature 
water market. Trades are often being undertaken 
during a land transaction with the value of the water 
component being subject to the deal and not the 

wider water entitlement market. We note, water can 
be traded independently from land, which is indicated 
by a number of regional trading and management 
schemes (e.g. the Harvey Water irrigation scheme 
and Gascoyne Water Co-operative) however, when 
compared to the water markets in some of the 
eastern states, the marketing and trading of water 
entitlements remains relatively undeveloped. 
This creates an opportunity in Western Australia 
to further develop and encourage investment in 
horticulture and agriculture to make the most of the 
state’s potential.

Elders Water Trading specialist, Noel Jones, 
commented, “there is currently a fair level of demand 
in the south west region for water entitlements with 
recent water entitlements trading from 80c per 
kiloliter to $1.00 per kiloliter for ground water in 
southern Leederville and Yaragadee Aquifers”. It’s 
noted that a state-based trading system is currently 
not available to publically record information; market; 
or actively trade entitlements, with nothing planned 
in the near future. 

We note that the Western Australian State 
Government provides a legal framework and 
“grants water entitlements transactions in Western 
Australia under the Rights in Water and Irrigation 
Act 1914.” However, “the department does not set 
prices, provide information about the value of past 
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transactions, or participate in any market in water 
entitlements that has been created.” Source: http://
www.water.wa.gov.au/licensing/water-trading/water-
transactions. It is therefore difficult to monitor and 
analyse market transactions, which in turn makes it 
difficult for investors to complete due diligence on 
water entitlement transaction in many regions of the 
state. It’s becoming increasingly apparent that high 
quality, verified data on all aspects of a property’s 
historical and potential use is becoming more 
desirable for investors, and will no doubt become 
standard for certain property/commodity classes in 
the near future. A state-based water-trading system, 
which records transactions of entitlements and is 
able to be accessed for analysis and due diligence 
purposes, would be a great asset in developing the 
water industry in Western Australia. 
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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
July 2017

Capital City Property Market Indicators – Houses 
 

Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

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

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

Balanced market Balanced market Balanced market 

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

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

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

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

Stage of Property Cycle Approaching peak 
of market 

Approaching peak 
of market 

Start of recovery Rising market Approaching bottom 
of market 

Rising market Bottom of market Rising market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Almost never Occasionally Occasionally Occasionally Occasionally Almost never Occasionally Occasionally 

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

Month in Review
July 2017

Capital City Property Market Indicators – Units 
 

Factor Sydney Melbourne Brisbane Adelaide Perth Hobart Darwin Canberra 

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

Over-supply of 
available property 
relative to demand 

Balanced market Over-supply of 
available property 
relative to demand 

Balanced market Over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

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

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

Trend in New Unit Construction Increasing Steady - Increasing Declining 
significantly 

Increasing Declining Declining Declining 
significantly 

Increasing 

Volume of Unit Sales Steady Declining Declining 
significantly 

Steady Steady Steady Increasing Steady 

Stage of Property Cycle Approaching peak 
of market 

Peak of market Declining market Bottom of market Declining market Rising market Bottom of market Declining market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale Value 

Almost never Occasionally Almost never Occasionally 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 - Office

Month in Review
July 2017

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

Rental Vacancy Situation Shortage of 
available property 
relative to demand 

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

Large over-supply 
of available 
property relative to 
demand 

Over-supply of 
available property 
relative to demand 

Large over-supply 
of available 
property relative to 
demand 

Over-supply of 
available property 
relative to demand 

Large over-supply 
of available 
property relative to 
demand 

Large over-supply 
of available 
property relative to 
demand 

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

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

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

Stage of Property Cycle Rising market Approaching peak 
of market 

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

Local Economic Situation Steady growth Steady growth - 
Flat 

Steady growth Contraction Contraction Flat Contraction Flat 

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

Small Significant Significant Large Significant Significant Large Significant 

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

Month in Review
July 2017

New South Wales Property Market Indicators – Houses 

Factor Canberra Central 
Coast 

Coffs 
Harbour Lismore Mid North 

Coast Newcastle South East 
NSW Sydney Dubbo Mudgee Tamworth 

Rental Vacancy Situation Balanced 
market 

Balanced 
market 

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 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Rental Vacancy Trend Steady Steady Tightening Tightening - 
Steady 

Steady Tightening Tightening - 
Steady 

Steady Steady Steady Steady 

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

Trend in New House Construction Increasing Steady Increasing Steady - 
Increasing 

Increasing Declining Increasing Increasing Increasing 
strongly 

Steady Steady 

Volume of House Sales  Steady Steady Steady Increasing - 
Steady 

Declining Increasing Steady Steady Steady Increasing Increasing 

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

Peak of market Approaching 
peak of market 

Approaching 
peak of market 

Approaching 
peak of market 

Start of 
recovery 

Rising market 

Are New Properties Sold at Prices 
Exceeding Their Potential Resale 
Value 

Occasionally Occasionally Almost never Frequently Occasionally Almost always Occasionally Almost never 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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New South Wales Property Market Indicators - Units

Month in Review
July 2017

New South Wales Property Market Indicators – Units 
 

Factor Canberra Central 
Coast 

Coffs 
Harbour Lismore Mid North 

Coast Newcastle South East 
NSW Sydney Dubbo Mudgee 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 

Shortage of 
available 
property 
relative to 
demand - 
Balanced 
market 

Shortage of 
available 
property 
relative to 
demand - 
Balanced 
market 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Rental Vacancy Trend Steady Steady Tightening Tightening - 
Steady 

Steady Tightening Tightening - 
Steady 

Steady Steady Steady Steady 

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

Trend in New Unit Construction Increasing Steady Increasing Increasing 0 Declining Increasing Increasing Increasing 
strongly 

Steady Declining 

Volume of Unit Sales  Steady Increasing 
strongly 

Steady Increasing - 
Steady 

Declining Increasing Steady Steady Steady Steady Steady 

Stage of Property Cycle Declining 
market 

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

Peak of market Approaching 
peak of market 

Approaching 
peak of market 

Approaching 
peak of market 

Start of 
recovery 

Rising market 

Are New Properties Sold at 
Prices Exceeding Their Potential 
Resale Value 

Frequently Occasionally Occasionally Frequently Almost never Almost always Occasionally Almost never 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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New South Wales Property Market Indicators - Office

Month in Review
July 2017

  
Factor Canberra  Coffs Harbour Lismore Mid North Coast Newcastle South East NSW Sydney Tamworth 

Rental Vacancy Situation 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 

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

Shortage of available 
property relative to 
demand - Balanced 
market 

Over-supply of 
available property 
relative to demand 

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

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

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

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

Start of recovery Start of recovery Approaching peak of 
market 

Rising market Rising market 

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

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

Significant Significant Significant Significant Small Large 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
July 2017

Victorian and Tasmanian Property Market Indicators – Houses 
 

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

Rental Vacancy Situation Balanced 
market 

Balanced 
market 

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 

Shortage of 
available 
property 
relative to 
demand - 
Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Rental Vacancy Trend Steady Steady Steady Steady Steady Tightening - 
Steady 

Steady Steady Tightening Tightening Tightening 

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

Trend in New House 
Construction 

Steady Steady Steady Increasing Steady - 
Increasing 

Steady Steady Steady Declining Declining Declining 

Volume of House Sales  Steady Steady Steady Steady Steady - 
Declining 

Steady Steady Declining Steady Steady Steady 

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

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 

Occasionally 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 - Units

Month in Review
July 2017

Victorian and Tasmanian Property Market Indicators – Units 
 

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

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

Balanced market Shortage of 
available property 
relative to 
demand 

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

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

Balanced market Balanced market Balanced market Balanced market Balanced market 

Rental Vacancy Trend Increasing Steady Steady Steady 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 

Steady Steady Steady Steady - 
Increasing 

Steady - 
Increasing 

Steady Steady Declining Declining Declining 

Volume of House Sales  Steady Steady Steady Steady - 
Declining 

Declining Steady Declining Steady Steady Steady 

Stage of Property Cycle Approaching peak 
of market 

Rising market Rising 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 Occasionally Almost never 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 - Office

Month in Review
July 2017

Victorian and Tasmanian Property Market Indicators – Office 
 

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

Rental Vacancy Situation 
 

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

Balanced market Over-supply of 
available 
property relative 
to demand 

Over-supply of 
available 
property relative 
to demand 

Over-supply of 
available 
property relative 
to demand 

Rental Vacancy Trend 
 

Tightening Steady Steady Steady Steady Tightening - 
Steady 

Steady Steady Steady Steady 

Rental Rate Trend 
 

Increasing Increasing Stable Declining Stable Stable - 
Increasing 

Stable Declining Declining Declining 

Volume of Property Sales 
 

Increasing Steady Steady Declining Steady Declining Steady Steady Steady Steady 

Stage of Property Cycle 
 

Rising market Rising market Rising market Starting to 
decline 

Start of recovery Approaching 
peak of market 

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

Local Economic Situation 
 

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

Steady growth Flat Flat Flat 

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

Small Significant Significant Significant Significant Significant Significant Significant Significant Significant 

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

Month in Review
July 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 

Over-supply 
of available 
property 
relative to 
demand 

Severe 
shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Shortage of 
available 
property 
relative to 
demand 

Balanced 
market 

Rental Vacancy Trend Steady Steady Tightening 
sharply 

Tightening - 
Steady 

Increasing Steady Tightening Steady Steady Steady Increasing Increasing Tightening Steady 

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

Trend in New House 
Construction 

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

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

Stage of Property Cycle Start of 
recovery 

Start of 
recovery 

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 

Start of 
recovery 

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 

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 - Units

Month in Review
July 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 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Over-supply 
of available 
property 
relative to 
demand 

Balanced 
market 

Balanced 
market 

Balanced 
market 

Rental Vacancy Trend Tightening Steady Steady Steady Steady 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 Fair Very soft Fair Soft Soft - Fair 

Trend in New Unit 
Construction 

Declining Steady Declining Declining Steady Declining 
significantly 

Steady Steady Increasing Increasing Declining 
significantly 

Increasing Increasing Steady - 
Increasing 

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

Steady Steady Increasing 

Stage of Property Cycle Bottom of 
market 

Start of 
recovery 

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 

Start of 
recovery 

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 

Frequently Frequently Frequently 

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

Month in Review
July 2017

 

 

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

hampton Emerald Gladstone Wide Bay Sunshine 
Coast Brisbane Gold Coast Toowoomba 

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

Over-supply of 
available 
property relative 
to demand 

Large over-
supply of 
available 
property relative 
to demand 

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

Over-supply of 
available 
property relative 
to demand 

Balanced 
market 

Over-supply of 
available 
property relative 
to demand 

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

Large 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 

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

Tightening Tightening - 
Steady 

Steady 

Rental Rate Trend Declining - 
Stable 

Declining Declining Stable Declining - 
Stable 

Stable Declining Stable Stable Stable - 
Increasing 

Declining - 
Stable 

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

Stage of Property Cycle Bottom of 
market 

Bottom of 
market 

Approaching 
bottom of 
market 

Start of recovery Bottom of 
market 

Bottom of 
market 

Declining 
market 

Rising market Bottom of 
market 

Approaching 
peak of market 

Start of recovery 

Local Economic Situation Flat Steady growth - 
Flat 

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

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

Small Small - 
Significant 

Large Small Small Significant Small Small - 
Significant 

Significant 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
July 2017

SA, NT and WA Property Market Indicators – Houses 
 

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

WA 
Rental Vacancy Situation Balanced market Balanced market Balanced market Balanced market 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 Tightening Steady Steady Increasing Steady 

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

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

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

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

Bottom of market Approaching 
bottom of market 

Start of recovery 

Are New Properties Sold at Prices Exceeding 
Their Potential Resale Value 

Occasionally Occasionally Occasionally Occasionally Occasionally Almost never Occasionally Occasionally Almost never 

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

Month in Review
July 2017

SA, NT and WA Property Market Indicators – Units 
 

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

Rental Vacancy Situation Balanced market Balanced market Balanced market Balanced market Shortage 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 

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

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

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

Declining Declining 

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

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

Bottom of market Declining market Start of recovery 

Are New Properties Sold at Prices Exceeding 
Their Potential Resale Value 

Occasionally Occasionally Occasionally Occasionally Occasionally 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 - Office

Month in Review
July 2017

SA, NT and WA Property Market Indicators – Office 
 
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 

Large over-supply of 
available property 
relative to demand 

Large over-supply of 
available property 
relative to demand 

Over-supply of 
available property 
relative to demand 

Rental Vacancy Trend Steady Steady Steady Steady Steady Increasing Increasing Increasing 

Rental Rate Trend Stable Stable Stable Stable Declining Declining Declining Declining 

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

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

Local Economic Situation Contraction Contraction Contraction Contraction Flat Contraction Contraction Contraction 

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

Large Large Large Large Small Large Significant Small 

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



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

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

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

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

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


