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We’ve got you covered.
That’s because Herron Todd White has been
providing property valuations to Australian
property owners including those who have
a self-managed super fund (SMSF) for
over 48 years. Property owners who use
assessments from people without adequate
qualifications may risk adverse outcomes
in an audit event and may be liable for
penalties.
Our property experts know all about
the federal government’s changes to
superannuation which will come into effect
from 1 July 2017.

We can help you with these new changes
by working together with you or your
superannuation advisor to determine the
best way to manage the impact of your
property assets to ultimately meet your
strategic objectives.
Our full reports meet ATO guidelines
and we can also provide rental and tax
depreciation assessments as part of our
broad range of services.
But don’t leave it to late. Having your
strategy in place by 30 June is critical.

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

on fees if ordered before
10 June 2017
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What will it take to change your market?
At times, we all like to find a comfortable rut in which to settle.
We get into the swing of the familiar and idle away, watching the rest of the world float by as
we sit – staid and snuggly. Like a cold winter’s morning when the doona seems like the best
place to be before having to get up and face what lies ahead.

Get our drift? Markets are directed. They gain
momentum on good news, and hit speed humps on
bad news. They can be pushed so hard to rise that
the tide carries them into prices and sale rates no
reasonable analyst can justify. There are any number
of property observers who were looking at Sydney’s
big price gains in 2015 and saying – “Get out now! We
can’t take anymore, it’s set to blow!”… guess what? It
kept going!
So property markets need events to change their
course, but what particular butterfly wings must flap
in order for a price movement tsunami to eventuate?

Some change makers are universal. Interest rate falls
were probably one of the great price stimulants in
decades past, and now any rise in interest rates will
cause some overextended owners to start sweating
and consider a cut-and-run approach.
Another influence is economic events on a grand
scale. For example, if our nation gets the heebie
jeebies about economic indicators or big world
events, there’s a chance real estate activity will pause
and take stock.
While all of these factors are the big movers of our
market, there are more localised effects that can hit
our towns and regions.
Capital cities and smaller centres rely on all sorts of
factors to either bolster market confidence or bring
it to a grinding halt. While one capital might crave a
big rise in interstate migration, another might need
infrastructure spending, or yet another has to see a
boost in tourist numbers.
It’s handy to know what measures result in changes
across our countries geography for one simple

reason – if you can track the things that alter the
markets you’re interested in, then you’re better able
to judge its future direction! Brilliant huh?!
This month, we’ve asked our area specialist valuers
to discuss exactly what it takes to shift their property
markets – either up or down – on a local level. They’re
looking to expand your knowledge on what to watch
in their region so you can stay ahead of the changes.
In our commercial arena this month, the industrial
sector and its entry level property get a once over.
This issue is choc-full of insight on what price points,
property types and locations are offering a foot in
the door for first time investors. We also get the
lowdown on how entry level industrial is tracking and
what actually makes for good or bad investment in
each area.
So dig in dear reader and get some knowledge on
what causes your market to change direction, but as
always, make sure you give your local Herron Todd
White office a call before stepping into uncertainty.
We’re here to help and on your side.

Feature

Even our property markets can become entrenched
in their direction. We at Herron Todd White realise
markets are influenced, affected, swung and altered
– that is their essence – but certain forces must drive
them in certain directions. Property markets are
a reactive entity. The collective property market
doesn’t just wake up one day like a grunge-influenced
teenager of the mid 1990s and think, “What am I
doing, sitting here wasting my time! For no reason at
all I’m going completely change tack.”
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New South Wales

This month, our offices provide an enlightening wrap
on their accessibly priced industrial investments.
Sydney
Despite the rising market and strong demand, parts
of Sydney are still available to first time industrial
property investors.
In the western Sydney property landscape, the
suburbs surrounding the CBDs of Liverpool (Chipping
Norton, Prestons, Moorebank), Campbelltown (Minto,
Ingleburn, Leumeah, Smeaton Grange and Narellan),
Blacktown (including Kings Park) and Penrith
(Kingswood, Jamisontown, South Penrith) offer
affordable entry level industrial properties, which
appear to be picking up momentum in line with the
urban sprawl.
More specifically in the south west region of Sydney
the industrial markets appear to be experiencing
buoyant conditions as the increase in population
through large low density residential land
subdivisions (Middleton Grange, Edmondson Park,
Leppington, Oran Park, Gregory Hills, Emerald Hills
and Claymore) as well as the confirmation of the

Badgerys Creek airport, amplify the need for jobs
and further businesses in this locale.
An entry point industrial investment in one of
these locales could expect to achieve a positive
level of capital growth and sustained demand due
to the permanency of the surrounding large scale
infrastructure projects and developments. However
as demand strengthens so will the purchasing
competition reflecting further yield compression and
premiums paid in order to secure these investments.
We consider that given the historically low interest
rate environment which is likely to continue
throughout 2017 and into 2018, the rental and capital
value growth outlook for the entry level industrial
market in metropolitan Sydney over the short to
medium term is steady to strong, notwithstanding
inevitable variances due to geographical factors
related to access and connectivity to the wider
Sydney metro area and beyond, infrastructure (both
existing, proposed and under construction) and
supply and demand factors.
In essence, the rental market is expected to be
shored up by a lack of supply together with a
relatively healthy industrial outlook over the coming
months and years, assuming the cost of energy
does not continue to spike which may result in a
shift in industrial activity to cheaper local, national
and international locations. Whilst it remains cost
equivalent or even cost effective to buy and own

your own industrial premises compared to the cost of
renting, the market for entry level industrial property
Sydney wide is set fair for a period yet.
Illawarra
The industrial property market has shown clear
signs of improvement over the past two years
with an increase in sales volumes demonstrating
improved confidence after a prolonged period of
static conditions post the GFC. Most sales in the
sub $3 million range have been to owner occupiers,
however investment transactions have also increased
as investors are enticed to the market by yield
arbitrage, noting that investors in this asset class
are still largely driven by strong lease covenants and
longer term rental security.
Notably there has been an increase in small bay
warehouse and business park style complex
developments over the past one to two years. These
have tended to be small scale projects of less than
20 units. Recently completed projects or projects
currently under construction throughout the region
include Helensburgh Business Park (a suburban
location undertaken in stages), Gateway Business
Park (undertaken in stages and located in Coniston
near the Wollongong CBD), Portside (gated industrial
complex currently under construction in nearby Port
Kembla), 50 The Montague (an 11 unit business park
complex nearing completion in North Wollongong),
Forty Six Montague (a 13 unit business park complex

Commercial

Overview
Industrial markets are the gateway investment for
so many stepping into commercial property for the
first time. It’s an area that is often price accessible
and easily understood, so it’s no wonder entry level
industrial can find an audience.
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Most of the activity in the industrial market is being
driven by the port located at Port Kembla with
logistics a rapidly developing sector, particularly in
new vehicle transportation. Several large vehicle
storage and distribution facilities have been
developed at Kembla Grange.
Overall we expect the market to continue on its
current trajectory and for the most part remain
neutral through the remainder of the year while
we consider there to be upside if the mining sector
improves and capital investment in this space
increases. The large scale and heavy manufacturing
sector of the market will be the weakest while
the strata warehouse and sub $1 million market
will be the strongest. We expect to see yields
compress further (from the circa 8% to 10% range
to potentially the 7% to 9% range) with demand
growing for industrial assets underpinned by good
quality leases. Demand will continue to waver for
higher valued assets and properties with poor lease
covenants. We expect to see further development of
strata titled business park complexes given current
strong owner occupier demand for smaller bays.

Newcastle
Entry level industrial property, whether strata titled
or freestanding Torrens titled, is being dominated
by Self Managed Super Fund purchasers. SMSFs are
predominantly being utilised by owner occupiers,
where an internal lease is put in place between the
business and the super fund owner. The business
then pays down the mortgage in the form of rent,
which must be at market levels as prescribed by a
qualified property valuer.
The investor market for entry level strata units is
relatively limited given the yields provided by this
market sector in the Newcastle, Hunter and Central
Coast markets are low compared to more expensive
industrial investment. Potential for capital growth,
depending on localised market conditions, is also
lower than residential investments of a similar
value. While we’ve seen some relatively healthy
capital growth in the industrial market at entry level,
these gains are nowhere near the gains seen in the
residential market over the past three to four years.
There has been some upward pressure on industrial
market rents, however this has been limited to
markets with currently low levels of stock for lease.
This is isolated primarily to the Steel River industrial
estate in Mayfield West. Competing industrial areas
such as Thornton and Beresfield for example have
much higher levels of rental stock currently on the
market for lease which is keeping a cap on asking

rents and in turn, interest from investors for entry
level industrial stock.
Looking ahead, as a number of mooted strata unit
developments hit the market in Mayfield West,
we would anticipate a levelling of the current
rental stock shortage in this area. We also see a
continuation of the market activity from SMSFs in
the short term, however touted government policy
changes on super lending may end up being an
influence in this space.
Lismore
In regional areas, industrial property has traditionally
not been an investment vehicle for first time
investors. It has traditionally been dominated by
owner occupiers and has little of the appeal of
residential or retail investments. This is despite
higher returns and structures which require less
maintenance and lower management once a tenant
is secured. The market has traditionally been quickly
oversupplied given the influence of local economic
conditions. Industrial often had a higher entry point
and greater leasing issues than residential property.
First time investors often turn to residential property
where they feel more comfortable and often have
the allure of higher capital gains and stable rents
although offering very modest annual returns.

Commercial

nearing completion in North Wollongong) and Airport
Central (a business park complex in Albion Park Rail
opposite Illawarra Regional Airport). In addition to
these complexes there have been numerous duplex
style and smaller two to four bay developments as
well.

The dynamics of the industrial market have changed,
with more modern tilt slab buildings, the introduction
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Lismore has a more traditional industrial market
dominated by owner occupiers and longer term
investors with small older style complexes. There is
limited strata space and properties below $400,000
tend to be older metal sheds with higher land
component and low rents which create little incentive
for a traditional investor. There may be opportunity
within Lismore for the modern strata development.
Alstonville and Goonellabah markets tend to be
slightly more modern with a mix of smaller industrial
properties and a scattering of strata properties with
entry value levels below $500,000.
Ballina is a more dynamic and modern estate with
product available between $300,000 and $600,000
which would suit a first time investor. In recent times
there have been a significant number of new lower
price strata industrial complexes completed which
have been taken up quickly by owner occupiers and
investors, showing yields generally between 6% and
7%.
Byron Bay industrial area has a very strong retail and
illegal residential influence. An affordability issue
arose as a result of very high residential prices and

very strong retail rents over a considerable time.
The market quickly recognised the demand and
constructed two level strata units which were suited
to a mixed use albeit illegally. As investors recognised
a stable rental market and a more affordable entry
level into Byron Bay they quickly competed with
owner occupiers to drive up values and drive down
yield. There is now very limited product below
$500,000 with yields closer to 5%.
Coffs Harbour
The market for smaller industrial sheds is dominated
by owner occupiers with a lower volume of
investment sales due to the relatively fine analysed
yields being realised. Analysed returns are showing
between 5.75% and 6.75% for owner occupation
sales.
The industrial rental market remains price sensitive
with a broad range of rents being achieved which
confirms the uncertainty in the market. There
remains a slight oversupply of smaller industrial
bays in the lower price bracket and valuations of
poorly leased property will invariably be lower
than those with vacant possession for this owner
occupier dominated market. This is not the case for
larger properties where investors are active and the
strength of leases is vital to yield and value levels.
There has been recent development of smaller
industrial bays within the central Orlando Street
estate. This represents the first new development

within the estate for over ten years. The completed
strata units sold well to owner occupiers at improved
rates in excess of $2,000 per square metre.
There has been a low sale offering of large industrial
property in 2017 and subsequently low volume of
transactions. Available sales indicate firm yields
echoing the low interest rate climate. There is some
development activity within the prime estates, with
most purpose built to end user requirements. Land
prices should continue to trend upwards as supply
diminishes.

Commercial

of smaller strata units and the movement of
semi retail and office uses into industrial areas
creating higher demand, more stable markets and
more affordable value levels resulting in a more
marketable investment product.
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Victoria

So far in 2017, the industrial market in Melbourne
has been tracking well, with a noticeable increase
in values over the previous 12 months. The market
has been assisted by continually low interest rates,
low rental levels which continue to be stable and an
increasing demand for smaller warehouse units. This
increasing demand for small strata title warehouse
units often appears to be for purchasers looking to
create their own man cave without losing any space
at their primary business location or at their family
home.
Increased infrastructure spending has also impacted
on property values in a positive direction, with
the widening of the Tullamarine Freeway, Monash

Freeway and the beginning of the Western Distributor
project, among others, assisting transportation
and logistics businesses throughout metropolitan
Melbourne.
In light of the above, we consider a good industrial
investment property to be identifiable through these
basic property fundamentals:
•
•
•
•
•
•

Good access
No oversupply
Small to medium sized property
Good traffic management
Good ingress and egress
Access to sufficient parking

A property lacking in a number of the above areas
would be considered unfavourable and less sought
after in the market place.
The industrial property market is expected to be
fairly positive throughout 2017. Provided there is no
oversupply or external shocks to the market, with
population growth and increases to lower levels of
the economy, property values are likely to continue
growing in the short to medium term.

Echuca
Industrial investment is a slow burn locally with
council developing and releasing land on a cost basis
to stimulate and attract business locally. Owner
occupiers dominate the market on the basis they
are able to generally deliver superior returns via
self managed superannuation funds rather than an
investor market.
Additional funding for the GMW reconnections
project would likely create some additional activity,
although this would likely be spread across the
greater irrigation district. The new Echuca Moama
bridge is likely to create significant demand for
industrial type assets albeit short term with initial
advertising already completed for office space by a
government agency.

Commercial

Melbourne
The Melbourne industrial market has opportunities
for first time industrial investors with affordable price
points throughout the outer suburbs, most notably
outside the Metropolitan Ring Road to the west and
north, east of the East Link Tollway and south-east
of South Gippsland Highway. These include suburbs
such as Cranbourne West, Kilsyth, Epping and
Ravenhall. Such locations are favoured due to their
price affordability, proximity to amenities and access
to main road linkages as well as nearby developing
residential areas.
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South Australia

The General Motors Holden (GMH) car manufacturer
is set to shut the doors of its Elizabeth plant in
October 2017, ending 60 years of construction in
Australia. This decision by GMH following the federal
government’s policy shift to no longer support the
industry as well as the problems facing almost all
forms of general manufacturing in South Australia
are having flow on effects through the broader
economy.
One positive has been the securing of Defence
construction contracts. After the completion of the
Air Warfare Destroyer (AWD) construction contract,
the Future Frigates programme will commence in
2020 with an estimated spend of circa $35 billion.
Following this in 2022 is the Future Submarine
project, comprising 12 submarines at a spend of circa
$50 billion. The projects are expected to provide over
2,000 jobs.
In addition, the South Australian government
has significantly increased its expenditure on
infrastructure projects. In 2015/16 the budget was
$1.8 billion which has increased to $2.2 billion in
2017/18.

The projects are:
•
•
•
•
•
•

Darlington Upgrade
Anzac Highway to Darlington
River Torrens to Anzac Highway
Regency Park to Torrens Road
South Road Expressway
Northern Connector

The combined effect of the Defence contracts and
the infrastructure expenditure is going some way
to soften the blow but the fall out to the South
Australian economy has been harsh.

The result is low transaction numbers and few
opportunities.
The climate is tough for first time investors in the
industrial arena. The opportunities are few and far
between but the secret may lie in buildings that
have flexible alternate use opportunities. While
you will have to accommodate conversion cost and
heavily incentivised leasing arrangements in your
pricing, the result may be revitalising an otherwise
economically obsolete property.

Some analysts are reporting recovering demand for
blue chip investment assets with strong long term
lease covenants but this is not having an impact on
entry level demand.
The demand within precincts such as Wingfield, Dry
Creek and Cavan in the north and Edwardstown, St
Marys, North Plympton and Lonsdale in the south
is far more tied to locally based demand and supply
issues.
The low interest rate environment is making renting
less attractive but the subdued market conditions
coupled with low interest rates are making selling
equally unattractive. Agents are reporting that
owners are reluctant to sell due to the absence of
alternative opportunities in a generally flat market.

Commercial

Adelaide
The industrial market has been flat for several years
and the effect has been a sporadic performance by
the entry level market at best.
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Queensland

Workstore developments are emerging throughout
Brisbane’s industrial precincts and include locations
such as Enoggera, Tennyson, Geebung, Tingalpa,
Eagle Farm and Northgate. Price points for
workstores and small strata titled industrial units
generally range from $2,200 per square metre to
$3,300 per square metre.
Investment opportunities also exist for astute
investors to acquire B or C grade properties within
core locations and value add through refurbishment
or reconfiguration.
The industrial investment market has been relatively
strong in contrast to the flat leasing market. The
prime leasing market is however improving slowly
although incentives are expected to continue to rise.
Future rental growth will largely depend on economic

conditions, future supply and business confidence.
Lease up periods for secondary assets are now up to
12 months.
Across Brisbane, prime grade net face rents are
ranging from $104 per square metre in the southwestern corridor to $115 per square metre in the
Trade Coast precinct. Incentives for prime grade
products are averaging 15.7%.
Demand for prime grade stock has been strong with
yields across Brisbane reflecting between 6.25% and
7.25%. Prime yields have tightened by circa 100 basis
points over the past 12 months, whilst secondary
grade yields have tightened by circa 25 basis points.
Yields for secondary properties reflect a range of
7.95% to 8.6%.
Approximately 241,500 square metres is expected
to be added to the industrial market by the end of
2017 in the Trade Coast precinct and the southern
precinct.
We see 2017 as a good time to invest in Brisbane’s
industrial property market due to a range of factors
including:
• The limited pipeline of new supply, limiting
competition and providing price stability;
• The low interest rate environment at present,
which is supporting loan serviceability;

• Brisbane’s expected growth both in infrastructure
investment and economic productivity – the
duplication of the runway at Brisbane Airport
is one example. This will bolster the productive
capacity of the region and will have flow on effects
for Brisbane’s industrial property markets;
• High land values which limits speculative activity;
and
• Brisbane’s relative affordability compared to other
capital cities (particularly Sydney and Melbourne).
Location and building quality are critical in the
current market. In terms of location, precincts
offering ease of access to major arterial roads and
highways hold a competitive edge over less strategic
locations. On the quality measure, prime buildings
offering modern tilt panel construction, higher
internal clearances (above nine metres) and drive
through or around access are more appealing to
occupiers and investors compared to sheet metal
buildings with lower clearances and inferior access.
For investors, the third critical element is the quality
of the leasing covenant, including tenant strength,
lease term and rent review profile. There is very
strong demand when investments tick the right
boxes.
A low interest rate environment will continue to
support sales and leasing activity within the sector

Commercial

Brisbane
For first time industrial property investors, the entry
point into industrial markets is typically strata titled
industrial units and small freestanding properties. In
more recent times, the development of workstores
(very small industrial units) has enabled market entry
at very low price points. These are emerging in the
market with units in the vicinity of 60 to 100 square
metres with entry level pricing of sub $300,000.
This compares to industrial units and freestanding
properties which now typically start at above
$500,000.
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Toowoomba
The entry level industrial investment property in
Toowoomba is considered to be a strata unit. This
is due to the value range of between $175,000 and
$600,000, with most being between $200,000 and
$400,000. These strata units are in a similar price
bracket to many residential dwellings (the median
price of Toowoomba homes is circa $350,000) and
residential units (the median price of Toowoomba
units is circa $285,000). The industrial strata units
are often considered more attractive due to their
higher net yields of 7% to 9%, being well above the
circa 4% to 5% gross yields from housing.
The higher returns are a reflection of the increased
risk of long term vacancy compared with residential
properties that will often be re-let within a couple of
weeks of becoming vacant.
Leasing demand for industrial strata units can
fluctuate, with many occupants often preferring to
buy rather than lease (due to the affordable price

point). It is therefore recommended that investors
seek units with long term leases in place.
The industrial unit market in Toowoomba is
considered small with only a dozen or so strata
complexes in the city. This is due to reduced demand
for units with a historical preference for stand-alone
properties that include a yard. The small size of the
market can easily result in an oversupply when a new
complex is developed. This occurred in 2007 and
2008 when a large number of industrial units was
developed and eventually resulted in an increase in
vacancies and a reduction in rents and values. This
downturn in the market lasted several years but the
market has recovered and has seen a steady growth
in capital values over the past few years.
Gold Coast
An overstock of strata industrial units in the
years after the Global Financial Crisis resulted in
a significant slowdown in new supply. As the local
economy has improved in the past few years, the
disparity between supply and demand has narrowed.
The Gold Coast economy is mainly driven by the
tourism and construction industries and both of
these sectors are currently booming. Tourist arrivals
from domestic and overseas visitors have jumped to
higher levels bringing in more revenues for the city.
The heat in the construction industry is being fanned
by the preparations for the 2018 Commonwealth
Games, which include of course, the building of

new facilities and accommodations for athletes and
officials. Billions of dollars are also being poured
into new infrastructure and the upgrade of old
ones, including road network improvements and the
second stage of the light rail connecting the existing
system to the Helensvale Train Station. As most of
the Commonwealth Games projects are nearing
completion or already completed, the next wave of
billion dollar investments is expected to come from
the Coomera Town Centre project or possibly the
proposed ASF Consortium resort at the Spit, if the
Consortium is successful to get the green light.
The improved local economy has invariably led to an
increase in demand for industrial accommodation
and a decrease in vacancy levels. Nevertheless,
demand and supply is yet to be at equilibrium and
developers are not exactly rushing into the market
to build more units. In fact, there are some new
complexes that are still hard to sell. The sale price
per square metre has risen though, due mainly to
the rising cost of land and the inflationary cost of
construction. Buyers would expect to pay in excess
of $2,000 per square metre for new stock while old
units are selling for $1,600 to $2,000 per square
metre of floor area, which is an increase over the
$1,200 to $1,600 per square metre a few years ago.
Entry level for the first time investor would start from
$300,000 up to $500,000 per unit or they would
have to settle for old style units that fall within the

Commercial

throughout 2017. Prime investment opportunities are
scarce indicating that further yield compression is
possible in 2017. We do however consider that we are
getting towards the bottom of the yield compression
cycle. Nonetheless, there is ongoing strong demand
from investors across all price levels and we
anticipate on the whole that value levels are likely to
hold firm for the foreseeable future.
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Those that are unwilling to pay a high price for new
units in the traditional industrial precincts can opt to
invest in the northern Gold Coast industrial region
of Ormeau, Yatala and Stapylton. Cheaper units are
also available in Beenleigh. However, majority of
the strata industrial complexes in this area provide
larger units that are greater than 200 square metres
and consequently, an investor may have to spend at
least $300,000 to secure a unit. Not surprisingly, the
limited number of small units in this area has resulted
in sale prices of more than $2,000 per square metre,
while larger units were sold in the range of $1,600 to
$1,800 per square metre.
For the new investor who is not conversant with the
industrial unit market, it is generally good to invest
in small complexes of less than ten units. This is

because there are issues of vehicle parking, truck
access, sharing of common property and facilities
and other body corporate issues that are usually
associated with large multi-unit complexes occupied
by a large number of individual owners or tenants.
For such units, exposure and accessibility are the
major factors that an investor should consider
carefully before making the commitment to buy.
Despite the rise in capital values, rental rates have
not increase proportionately. Rentals have been
steady in the past few years at the net rates of $110
to $120 per square metre of lettable floor area,
although the gross rates can vary between $130
and $160 per square metre due to the rising cost
of outgoings. Small units are often leased on gross
rates so the investor should check the outgoings first
before committing to a price. Acceptable yields in
the current market are generally between 6% and
7% so an investment property producing a net yield
of 5% or less could mean that the price is too high.
Nevertheless, a low yield may not be of great concern
to a buyer that intends to owner-occupy the property.
Such discrepancy in acceptable yields meant that
investors should be more cautious when considering
the purchase of a vacant investment unit.
The outlook for entry level industrial units appear to
be good at this time due to known future new supply
being limited, while the rising cost of development
will continue to push the price of units upwards. Any

good investor however, should take their time to
carry out due diligence as not every leased property
makes a good investment.
Sunshine Coast
The entry level industrial market is dominated by
owner-occupiers on the Sunshine Coast. This market
is primarily focussed on the sub $600,000 strata
titled unit market.
We have seen significant growth in values in this
market over the past three year period. In some
locations, such as Caloundra West and Kawana, we
are seeing circa $300,000 units selling at rates
of up to $2,400 per square metre. These types of
properties were below $2,000 persquare metre
in 2013, so have seen circa a 20% improvement in
values in the past three years.
Development of this type of product is increasing
in Bells Creek estate as the State Government is
allowing developers enter the market in this area.
This is also increasing in Noosa and available vacant
land in Kunda Park.
Supply is focussed primarily at the lower end of the
market, though developers are building complexes
with a range of sizes to appeal to buyers at different
stages.
The industrial market is likely to continue firming
while the overall residential construction market
continues, as this feeds into this market.
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$200,000 to $300,000 price bracket but may have
to inject further capital expenditure to improve the
accommodation. Of course, there are some older and
smaller units that are less than 100 square metres
that can still be bought for less than $200,000.
These are found in the traditional industrial areas of
Arundel, Nerang, Southport, Molendinar and Burleigh
Heads. Due to the proximity of the Coomera Town
Centre development, the industrial units at Upper
Coomera are drawing the attention of investors,
however, the potential new supply coming from a new
subdivision in the area, could provide the competition
that the older units do not want.
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Gladstone
The industrial market in Gladstone remains volatile,
with very little sales activity largely attributed to
poor market sentiment and lack of confidence
for this market sector at the current time. As a
consequence there are few investors active in the
market at any level. There is a lack of sales activity
in the industrial sector which has carried on since
about 2015, however owner occupiers have been
more active of late. There has been no interest from
investors in vacant industrial properties and this is
unlikely to change in the foreseeable future, although

the counter-cyclical investors are likely to emerge at
the first mention of any new industrial project in the
area. Conditions are expected to remain volatile and
we consider that investors will remain cautious for
the moment.

the market in Paget. We have only seen two genuine
investment sales in the past year which range
from $5 million to $10 million for large industrial
properties with long unexpired lease terms to good
quality tenants. These are well above entry level..

Rockhampton
Entry level industrial property in Rockhampton and
Gracemere can be found from about $200,000
although few quality offerings are below $400,000.
Tenanted investment properties have been quite
keenly sought after by both local and non-local
investors with investors looking to make countercyclical investments in the hope of capital growth
as market confidence returns in the future. While
activity has been relatively strong in recent months,
prices have remained relatively flat. Investors
remain selective and are sensitive to WALE and
tenant strength. Offsetting this relatively strong
sales activity has been some falls in achievable
rentals, particularly for larger properties as fewer
potential tenants are active and those that are can
take advantage of landlords eager to reduce their
vacancies. This is a relatively complex market and
investors should be careful that the rents being
achieved by their investment property are at market.

Owner-occupiers have been active over the past year
in Paget mostly within the $900,000 to $1.6 million
range, taking advantage of low interest rates and
weak market conditions to break into the market.
These sales demonstrate a significant downward
correction.

Mackay
The industrial market in Mackay has seen a shift in
buyer profile of late with owner-occupiers dominating

The investment market in Paget is weak due to an
oversupply of properties available for lease being
met with limited demand. This has put downward
pressure on rental rates and reduced investment
return for industrial properties.
There have been no sales of entry level passive
investments in Paget over the past year. The lowest
sale in Paget over the past year is a 147 square metre
strata unit in Paget located at 1/18 Central Park Drive
which sold for $160,000 ($1,088 per square metre)
to an owner-occupier.
There are numerous industrial strata titled units
listed for sale with vacant possession but without
sale prices. We are aware of four tenanted industrial
strata titled units for sale ranging from $569,000 to
$1.58 million. We expect that as the broader market

Commercial

Wide Bay
An investor could enter the industrial property
markets in Bundaberg, Hervey Bay and Maryborough
in most of the established industrial areas for under
$500,000. This market segment is reasonably
stable, sales activity has been patchy and rents,
yields and values have generally been static. An
investor could find reasonably good buying in
some of the secondary locations such as the
older industrial area of Bundaberg East between
$200,000 and $500,000 at yields ranging between
the high 7% and low 8% range. This type of asset
in the low price bracket is potentially attractive to a
residential investor seeking diversity and a higher
yielding investment. An investor should be cautious
about the market rent for the property and the
limited to no market rental growth over recent years.
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Townsville
Whilst the industrial market remains flat, confidence
is starting to improve on the back of increasing
commodity prices and the upswing in mining. The
pace and direction of Townsville’s industrial market is
tied to the mining sector, particularly in the areas of
engineering and mining support services.
Entry level industrial property is typically in the
sub $1 million range. This price point provides a
superior market depth for future resale, making it
generally a lower risk investment whilst still providing
a reasonable return. This price bracket is appealing
to both owner occupiers and investors in the current
market due to its affordability.
Currently the industrial market is at the bottom
of the market cycle providing a buyer’s market. If
the mining sector continues to improve there is
potential for increases in rents (provided there are
the mechanisms in place in the lease), which could
provide an upswing in the return on investment. We
note however that vacancy rates currently remain
high and until this is absorbed, rental growth will
likely remain static.

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

market in Cairns will continue to depend upon more
widespread recovery in the local economy.

Prices per square metre for established strata titled
industrial units have been steady at around the
$1,250 to $1,500 mark for some time. Commercial
agents advise limited availability of good quality
stand alone warehouse stock with slow to reasonable
demand for this type of premises. Strata titled
industrial warehouses are also limited in numbers to
both sell and lease with similar limited demand.
Industrial property rents range from $100 to $150
per square metre per annum gross depending on
size, location and quality. A lack of new stock should
see availability tighten as we move through 2017.
There is good investor demand for leased industrial
properties across all price ranges of the market,
from small stratas through to large showrooms,
however there is very limited quality investment
stock available for purchase. This will tend to support
values for well leased properties over the short
to medium term. The market has been gradually
consolidating over the past 12 to 18 months and
the outlook is for stable conditions as we move
through 2017. A recovery in the vacant industrial land

Commercial

correction continues, the entry level investment
market may consolidate for cheaper strata titled
industrial properties as affordability is recognised.
Body corporate fees will however be a major concern
to buyers.
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Northern Territory

The market has been declining in the volume of
sales for some time despite an increase in supply of
smaller scale industrial strata space. An analysis of
sales across the NT for all properties zoned LI (Light
Industry), GI (General Industry) or DV (Development)
indicates the following volume of transactions:
• Calendar year 2012 : 260 (the peak of construction
of industrial strata units)
• Calendar year 2016 : 114
• Year to date (to mid-April) 2017 : 25 (extrapolates
to 85 per annum)
Considerable caution should be taken when relying
on these figures. This analysis includes all registered
transfers across the entire NT, including related
party transfers. Also these sales volumes exclude
developments such as Berrimah Business Park which
have specific use zonings but still form part of the
industrial property supply. Nevertheless, it is broadly
indicative of the current market situation.
Lowered sales volumes generally (but not always)
correspond to lower sale prices due to weakened

demand and low liquidity. One way of measuring
this is to consider the difference in prices when
properties are re-sold. In a smaller market such as
Darwin, such re-sales are relatively rare. However, we
note arm’s length sales of two smaller scale strata
industrial units in Darwin which were purchased in
late 2012 and then re-sold in 2016 and 2017. Each of
these sales indicated a price decline of 14% to 16%.
Again, caution should be exercised when relying
on this type of data as it will be very dependent on
the circumstances of each individual sale and the
condition of the property at each sale. Nevertheless,
this type of decline is not inconsistent with the
market direction over the past few years.
The market has been weak for some time now and
it is difficult to see what factor will come into play
to drive an increase in sales volumes and ultimately
prices. Historically, industrial property in Darwin
has mainly been involved in meeting domestic
demand within Darwin. At this point in time, the
Port of Darwin has not yet ramped up its operations
although that is certainly a possibility in the future.
A new rotation of US Marines arrived in Darwin in
April, however demand from the Defence sector (in
Darwin, Katherine and Alice Springs) has remained
fairly neutral. Construction activity is weak, with not
a crane in the sky in Darwin CBD, a situation which
has not been seen for some time. We therefore do
not anticipate any improvement in market conditions
well into the medium term.
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Darwin
The Darwin economy generally is going through a
weakened period. The announcement of further
delays on the Inpex project means that the
completion date is being pushed further out, however
given the nature of this work, this is expected to have
no impact on the Darwin industrial property market
especially at the smaller scale end of the market.
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Western Australia

In the 12 months to December 2016, just over 100
industrial properties (above $1 million in value) were
sold, up from the previous 12 months total and down
on the five year average of 133.
There are a certain number of key metrics that
informed investors consider, relating to length of
remaining lease term, financial strength of the tenant
and the relativity of the passing rental to current
market rents. Where all or a majority of these are
satisfied, yields in the range of 6% to 7% are readily
being achieved in the current market for industrial
assets.

Some of the more notable transactions to have
occurred include the following:
7-11 and 25-27 Gauge Circuit, Canning Vale sold in
October 2016 for $21,750,000 on an initial yield of
10.20% and an effective yield of 7.78%. The property
comprises two adjoining sites of 20,259 square
metres (7-11) and 21,107 square metres (25-27) which
combined form an irregular shaped internal site
of 41,366 square metres which has dual frontages
to Gauge Circuit. The sites are each improved by
office warehouses that were constructed circa
2000 and are in average condition commensurate
with this date. The building at 7-11 Gauge Circuit
has a gross lettable area of 8,418 square metres
(plus a cantilevered canopy of 1,656 square metres)
apportioned at 361 square metres of two level
office and amenities and 8,057 square metres of
warehouse and store. 25-27 Gauge Circuit has a
gross lettable area of 9,490 square metres (plus
a cantilevered canopy of 2,041 square metres)
apportioned at 360 square metres of two level
office and amenities and 9,130 square metres of
warehouse. Truss height within the warehouses is
in the order of 7.5 metres. Construction comprises
concrete tilt panel and concrete tilt panel dado/
steel portal framed, sheet metal clad elevations with
metal roofing. 50 marked car bays are provided on
site with full drive through access from the eastern
to western portion of Gauge Circuit. Site coverage is

51% and as such the sites are fully developed. The
properties were understood to be leased to Bevchain
(a subsidiary of Linfox) at the date of sale with the
current lease term expiring January 2019. Passing
rental was approximately $2.22 million per annum
($124 per square metre) net of GST and outgoings.
Other lease details in relation to options and review
terms were unobtainable. The sale disclosed a
reported passing yield of 10.2%. The passing rental is
considered to be in excess of market levels. Applying
an estimated market rental of $1.604 million per
annum ($90 per square metre) net of GST and
outgoings discloses an analysed market yield of
7.78%.
The property sold as part of a national $650 million
portfolio transaction from Goodman Group, an
ASX-listed REIT, to Blackstone Group, a US-based
investment fund.
116 Kurnall Road, Welshpool sold in December
2016 for $12.15 million. The property comprises a
regular shaped internal allotment of 34,158 square
metres which is improved by a number of industrial
buildings of varying age and quality constructed
between the early 1970s and early 1990s. An
apportionment of the reported gross lettable area
of 3,460 square metres was not provided, however
the buildings include a freestanding single level
office and a number of workshop and warehouse
buildings. Site coverage equates to 10% and as such
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Perth
Soft market conditions and reduced interest in this
type of property across all industrial asset types in
Perth continues. However, changes in state economic
fortunes as a result of a mining downturn created
a number of opportunities for occupiers in the
core industrial locations (Kewdale, Welshpool and
Canning Vale). As we have seen in the office market,
whilst some companies have needed to rationalise
space requirements, other businesses have used
the opportunity to upgrade or relocate into prime
industrial space that better suits their long term
business objectives. As these tenants have relocated
a backfill opportunity has been created in properties
that have previously been tightly held for many
years.
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The property was sold on a leaseback arrangement
by Suez Recycling for a 15 year term from settlement
with three further five year options. Commencing
leaseback rental was $750,000 per annum ($95
per square metre for the improvements and $21
per square metre for the hardstand) net of GST
and outgoings. Rent reviews are annual fixed 3%
increases. The commencing leaseback rental is
considered to be in line with market levels albeit at
the upper end of the market range (which is typical
for such transactions). The sale discloses a passing
yield of 6.17%.
The property was sold to Charter Hall as part of a
portfolio along with properties in Landsdale and
South Boulder (Kalgoorlie). The total portfolio
sale price was $16.45 million excluding GST. The
apportioned sale price for Kurnall Road was as
provided by the selling agent.
Whilst transactions are still occurring, there is likely
to be some adjustment in vendors’ expectations
throughout the remainder of 2017, especially in light
of reduced global economic confidence.
There is a notable decline in achievable rental values
across both primary and secondary industrial asset
types. If yields remain unchanged, this could lead to a
softening in overall values.

Industrial vacancies are becoming an increased risk
and particular emphasis must be placed on tenant
risk in considering any acquisition.
Whilst 2016 saw an improvement in tenant enquiry
underpinned by occupier demand for existing
industrial facilities in the prime industrial precincts in
particular (such as Kewdale, Welshpool and Canning
Vale), there was a clear divergence away from precommitment transactional activity to leasing existing
facilities during the last two quarters of 2016.
However, in more recent months there has been
an increase in pre-commitment activity in the East
precinct, including Jandakot Airport and Maddington.
On average these have been within the 7,000 to
8,000 square metre requirements on buildings on
large sites, which in some cases have offered the
potential for expansion at a later date. It is likely this
trend will continue in the short to medium term.

Speculative development has been limited, largely in
the less established regions and this trend is unlikely
to change in the short term. We may begin to see
an increase in the refurbishment or repositioning of
older style facilities to cater for tenants demanding
more efficient and modern facilities, mainly in the
traditional areas.

The manufacturing and engineering sector
accounted for approximately 34% of leasing activity
by square metre during the past 12 months.
There remains strong interest in high quality bluechip industrial investment assets and given the scale
of the assets currently being presented, interest
will be high. This should carry through the last two
quarters of 2017 and, as we’ve also seen in the past
12 months, potentially see further sale and leaseback
activity.
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there is a usable bitumen hardstand component of
approximately 20,500 square metres.
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Overview
Property markets are influenced by various factors.
Some affects are on a grand scale, but others are
more localised.
In an effort to help you understand why local markets
move the way they do, our property professionals are
set to explain what it takes to change property price
performance in their service areas.
Sydney
The residential property market in Sydney continues
to surge with the average price of a Sydney house
sold by private treaty now reaching $1.03 million,
up more than 17% from a year ago according to a
recent publication from CoreLogic. Auction clearance
rates remain consistently high driven by lack of
stock, record low interest rates, strong population
growth, continued strong presence of overseas
buyers, tax incentives, positive market sentiment/
speculation and re-invest using equity build up from
previous years property market growth. Australians’
confidence in property as a good place to invest has
reached a three year high according to a recent NAB
survey.
The demand versus supply issue in Sydney is
highlighted in the data provided by CoreLogic as at 9
April 2017. Sydney has a population in excess of 4.6
million and has total listings of 20,636 properties,
only slightly greater than Brisbane at 19,043 listings

but less than Perth at 21,377 listings and a population
of near 1.9 million. As a comparison, Melbourne with a
more comparable population of 4.2 million has a total
of 28,305 properties listed for sale. We consider that
the lack of supply is the main driver in the escalation
of prices in the greater Sydney market.

Despite tighter rules around foreign buyers
purchasing property in New South Wales and
increased stamp duty and land tax surcharges on
foreign purchasers, foreign investment into the
prestige market remains strong, particularly from
Asia.

The Sydney prestige property market, generally
considered to be properties above $3 million, has
continued its strong performance into 2017. Factors
which have been driving the prestige market include
a limited supply of quality stock coming on to the
market and a sustained period of high auction
clearance rates in prestige suburbs. High net wealth
(HNW) purchasers, both local and international,
continue to be attracted to the Sydney market,
with a recent Domain article quoting Lord Andrew
Hay, global head of residential at Knight Frank, that
globally “Sydney is in 11th position in terms of most
desirable cities for HNWs to live and invest in”.

Further regulatory or taxation
changes, either here or in Asia,
would be the most likely cause for
the prestige market to slow in the
near future.

As per CoreLogic data there are currently nine
suburbs in Sydney with a median price in excess of
$3 million being on both sides of the harbour within
a short commuting distance of the CBD. Bellevue Hill
in Sydney’s east has had a total of 70 dwelling sales
in the past 12 months with a median price as at April
2017 of $4.777 million, a further indication of the
strong demand levels for prestige property.

With the property market running hot in recent
years, some Sydney homes are earning more than
their owners with the price of a house increasing
by more money each day than most workers earn
in a week. The CoreLogic data reveals house values
in Clovelly (eastern suburbs) had the largest daily
gains over the past year at $1,931 per day, followed
by Manly (lower north shore) at $1,808 per day.
Worryingly though, growth in wages has not kept
pace with house price increases which have seen
borrowers continuously tapping into the equity in
their homes or investment properties to further use
towards additional investment properties.

Residential

Month in Review
May 2017

Throughout greater Sydney another factor that has
been driving the market is government infrastructure
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Suburbs along the under
construction North West rail link
have outperformed surrounding
suburbs over the past few years
mostly due to this substantial
investment.

$900,000 and $1.2 million. This will get you a larger,
older style unit appealing to a wider market segment.
This price bracket is well suited to a professional
couple wanting a low maintenance unit within close
proximity of the city. In addition this sweet spot is in
line with the borrowing capabilities of a professional
couple.
In the western suburbs of Sydney we have seen
strong interest in house and land packages in
brand new estates. We note land in Austral starts
from $360,000 and a 3-bedroom house and land
package from $615,000. Although situated some 55
kilometres south-west of the CBD, this once semirural location is popular with young families wanting
detached housing and a yard as well as future growth
prospects and the low entry point compared to the
average price of over $1 million.

Suburbs such as Cherrybrook, Castle Hill and out to
Rouse Hill have all benefited from the higher level of
demand from purchasers looking to be located near
solid transport hubs. This is shown by Cherrybrook’s
change in median price of 88% over the past five
years to be currently sitting at $1.43 million.

The Sydney property market has been significantly
outperforming the rest of the Australian economy
over recent years which we believe implies that it has
not been affected by many traditional factors which
restrict strong economic growth. It is difficult to say
what it will take for the Sydney market to change
course however many believe that it is nearing its
peak of the cycle from an affordability point of view.

For units, suburbs such as Mosman and Cremorne
on Sydney’s lower north shore have remained strong
for a number of years. Local agents have identified
a sweet spot for 2-bedroom units of between

A rise in interest rates of course would have a
significant effect on the market however a rise in the
official cash rate has not been hinted at by the RBA
and it is assumed that this would only rise once the

economy appears to be strengthening with inflation
reaching targets. If interest rates did rise however,
this would put a lot of pressure on highly geared
investors and mortgagors. With rates of household
debt at record levels, this could have a substantial
effect on the property market. According to a recent
RBA publication on household finances, average
debts are now 89% greater than incomes, up from
67% four years ago. An anonymous survey by
investment bank UBS revealed that 28% of people
surveyed said their mortgage application was not
totally factually accurate. This is another worrying
sign that people are pushing the boundaries to get a
foot on the property ladder and even a small increase
in interest rates could severely affect the ability
of these homeowners to keep up with mortgage
repayments.
Aside from interest rates, another factor which
could force the market out of its current growth
cycle extends to overseas buyers. Sydney continues
to attract high levels of foreign investment with
foreign buyers, mainly Chinese, making up 25% of all
purchases of new dwellings in New South Wales over
the past year according to a report by Credit Suisse.
Any changes to regulations in China or in Australia
which would restrict this wave of investment would
surely have an influence on the Sydney market in
particular.

Residential

spending. The suburb of Frenchs Forest in the
northern beaches region has been a strong
performer over the past few years thanks in part to
the construction of the much anticipated Northern
Beaches Hospital and surrounding infrastructure.
This investment in the area has driven up demand
for housing with strong sales occurring. The median
value for dwellings in this suburb is currently $1.515
million. In March 2014 it was $966,500 representing
approximately 60% growth (source: Corelogic).
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New South Wales government policy changes or
changes to regulations on a state or national level
also have the power to curb the heated market.
Within the federal budget to be released on 9 May,
plans are being drawn up to announce measures
to tackle housing affordability. It is believed that
these will mainly tackle the supply side of the market
rather than the demand with the likes of new land
releases etc. However any future changes to tax
incentives such as negative gearing would have more
influence on the market. Rental yields in Sydney are
considered low however investor lending remains
relatively high. If changes to negative gearing were

put in place then housing as an investment in Sydney
could suddenly look less attractive to a portion of the
market. This would have an impact on the demand
side of the market as investor lending is currently
considered too strong. The issue here however is
that any changes to federal taxation rules will also
affect under performing areas outside of the strong
markets in Sydney and Melbourne and that may
influence the federal government’s decision.
Policies in other countries show that it is possible
to make changes that will have a considerable
effect on housing markets. Policies currently trialed
in Australia have so far failed to cool the Sydney
market. These policies include an anti-flipping duty
of 12% when property in Singapore is sold after less
than one year; Hong Kong has a 30% transaction tax
for foreign buyers and taxes on Taiwanese property
sales can reach as high as 45%. In 2016, changes
were made in Auckland which included a requirement
of a 40% deposit from investors which appears to
have slowed the also booming market. An increase in
property taxes in British Columbia in 2016 also halted
the runaway property market in Vancouver which
was also heavily influenced by overseas buyers.
Obviously all changes described are more severe
than those implemented in the Australian markets
such as the APRA restrictions on investment loans
and tax surcharges on foreign buyers, which have so
far been to no avail.

Other factors with the ability to affect the Sydney
property market include a stock market crash, major
economic downturn or a significant decrease in
projected population growth in the city. The risk of
any of these currently looks relatively low.
Canberra
Like most capital cities in Australia, Canberra has
seen a significant growth in house sale prices over
the past 12 months. This is partly due to low interest
rates and a limited supply of houses coming onto
the market. It is expected this trend will continue
as properties in established suburbs remain tightly
held and highly sought after. Currently houses
are providing much stronger capital gains than
apartments. This is probably due to an oversupply
of apartments in the Canberra market and a number
of apartment developments beginning construction.
These low capital gains look set to continue as new
apartment developments are beginning construction
in the CBD, Molonglo Valley, Woden and Gungahlin.
Low interest rates seem to be contributing to the
strong housing market we are currently experiencing.
An increase in interest rates may see some property
owners being stretched financially which could result
in them being forced to sell. If several of these sales
are introduced onto the market it may reduce prices
and could represent good buying opportunities.
Alternatively an interest rate rise may force more
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Many believe the media to have a very strong
influence on the Sydney property market in general.
This was shown at the end of 2015 and beginning
of 2016 where a wave of negative media reports
appeared to stunt the market for a short period
of time. When potential property purchasers
start believing there is a bubble, they will put off
purchasing. This hit to the demand side would
mean those who need to sell may have to do so at
a discount. When the buying public starts to see
properties selling at a discount then it strengthens
the belief that the market has peaked or the bubble
has burst. It is believed therefore that with any
potential negative factor to hit the housing market,
the media also has the power to exacerbate any
consequences.
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buyers out of the market which could reduce
demand.

under supplied market therefore increasing prices
further.

in the market, demand will be lower and competition
between buyers will be reduced.

Detached houses in established suburbs have been
performing very well throughout the ACT recently
due to a perception of low supply and high demand.
This trend may slow over the next six to twelve
months due to new dwellings built on Mr Fluffy
reclaimed blocks coming onto the market. A change
in planning regulations allows multiple dwellings to
be built on what were previously only single dwelling
blocks. This would result in an increase in the number
of dwellings in the sought after established suburbs
of Canberra and may slow the strong capital growth
seen lately.

Illawarra
There has been strong growth in the Illawarra
residential market for a number of years in
all locations and property types. The market
is particularly driven by what is happening in
Sydney. There is a flow on effect from Sydney to
Wollongong to the Shoalhaven. Low interest rates,
stable employment, improving infrastructure and
decreasing affordability in Sydney all combine to
create strong demand for residential property at all
price levels.

Wollongong is in the midst of a construction boom.
In particular new unit developments are at an
all time high and the supply of new units are at
unprecedented levels. In addition there are many
new land developments of varying sizes with the
majority in West Dapto, Calderwood, Shell Cove and
South Nowra. As long as the supply is being met by
strong demand the market will continue to be strong.
However all this new supply may exaggerate any
downturn in the market if developers cannot offload
their new stock.

There are a number of factors that could cause the
market to change. These include interest rate hikes,
an over supply of new properties, an economic
downturn in the region or a crash in the Sydney
market.

The Illawarra property market is strongly linked to
the economic fortunes of the region. The region
continues to diversify from its mining and steel
roots and has enjoyed good growth in medical and
aged care, tertiary education, tourism and defence
sectors. That said, market confidence is still derived
from the steel and mining sectors. Major downturns
in these sectors could result in a downturn in the
property markets.

Another factor likely to change the direction of the
property market would be changes to legislation.
Recently we have seen the stamp duty costs being
abolished for properties under $600,000 in Victoria
for first home buyers. There hasn’t been any talk
of similar legislation being implemented in the ACT
but if it were it would incentivise first home buyers
to enter the market. This could affect the market in
different ways. It may help balance the apartment
market by providing more demand for an over
supplied market. However in the housing market
it would increase demand for what seems to be an

Interest rates are currently at record lows and it
appears that both owner occupiers and investors
are willing to borrow more and more to fund
transactions. Any interest rate hike may cause
investors in particular to hold off buying property
until it becomes apparent that interest rates are not
going to keep increasing. Without as many investors

With the region being more and more accessible to
Sydney through improved infrastructure, the link
between the Sydney and Illawarra property markets
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Southern Highlands
The Southern Highlands market continues to show
strong growth with the average price (land, units,
houses) across the Wingecarribee Shire increasing
8.65% for the four months year to date to $879,000.
Of note is the brisk rate of sale in the up to $1.5
million sector, most notably located close to the
townships of Bowral, Moss Vale and Mittagong. The
below table summarises by LGA and major townships
the average sales by value and number, with the
second row summarising 2017 year to date (April
2017) market movement.
The market continues to benefit from the ripple
effect predominantly by greater Sydney buyers
looking for affordability and lifestyle. New land
releases in the region have seen an influx of
purchasers ranging from first home owners
to executive home buyers at price points from
$300,000 to $800,000 and land sizes from 450 to
8,000 square metres.
What is also evident with the influx of new land
releases is the pressure to upgrade transport
infrastructure in the region, with calls by state

government MPs for additional direct trains to
Central Station, road upgrades and the larger
infrastructure projects such as the Sydney to
Melbourne Fast Train gaining momentum.
With respect to accommodating additional residents
in the region, the recent announcement by the
NSW Department of Planning that Wilton Junction
has been designated as a priority growth area
has brought the reality of the new township to
accommodate up to 16,500 dwellings across the
4,175 hectare site located off the M5 East Freeway
a step closer. Other areas earmarked for residential
development include Tahmoor and Appin. Closer in to
the existing townships of Mittagong, Bowral and Moss
Vale it is anticipated there will be limited releases
of land predominantly restricted to resubdivision of
appropriately zoned larger lots.
Regarding social infrastructure, the state
government has committed to a $50 million upgrade
of the Bowral Public Hospital in 2017 and the NSW
State Government in September 2016 called for
expressions of interest in a public private partnership
for the upgrade and operation of the hospital.
Being one of the regions in New South Wales
to get early access to the NBN, there has been
an emergence of commercial serviced office
developments over the past 12 months, allowing for
professional services personnel to have the flexibility

of working locally and efficiently, an attractive
alternative to the daily Sydney commute.
There has been emerging chatter about the prospect
of lenders further tightening lending criteria and
increases in interest rates. This undoubtedly will
have a cooling effect on the rate of sale in the
marketplace, however we don’t foresee any major
market adjustments in this case, with the exception
of the rural and lifestyle acreage properties,
predominantly located on the outskirts of the major
towns.
Southern Tablelands
The Southern Tablelands has continued to trade
along at a consistent pace, with the average price
remaining flat as a result of new land releases
coming onto the market year to date. New land
releases are trading for $220,000 to $250,000, with
house and land packages ranging from $500,000
to $550,000. Likewise some of the villages between
Sutton Forest and Goulburn, such as Marulan have
seen an uptick in first home owner activity, with new
land releases being quickly absorbed by the market
in the $160,000 to $190,000 range for 1,000 square
metre blocks. Part of the attraction here aside from
lower entry price is ease of access to freeway. As
with the Southern Highlands market, the only real
slowdown foreseen in the market would be as a result
of a lender change in credit policy or increases in
interest rates.
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is closer than ever. It is likely that the events that
would cause a slow down in the Sydney market would
also impact the Illawarra and if Sydney buyers were
removed from the Illawarra market demand for
property would be reduced.
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Almost daily, we are asked about the state of the
Central Coast real estate market and whilst we could
use some loose economical speak, the most apt
and professional term we can use in our description
is that it’s hot across the region. Naturally, there
is some fluctuation across the region, with some
locations outperforming others but in a general
sense, the region’s real estate space has been quite
strong for at least the past two years.

At the forefront of the strong
performers would have to be the
Peninsula area which includes
Umina Beach, Woy Woy, Ettalong
Beach and Booker Bay.
These areas have seen remarkable growth in values
and in discussions with agents, buyers and sellers,
the chief reason for the popularity of these areas
is the perceived close proximity to Sydney and the
level of affordability of property here. These areas
have traditionally seen streets of older style housing
(think 2- and 3-bedroom fibro dwellings), but the
more recent past has seen many of these dwellings

renovated and extended or replaced with newer,
modern dwellings. Owner occupiers and investors
have been competing to secure property in these
areas with the latter seizing the opportunity to
value add by way of backyard garage conversions to
granny flats or constructing a second dwelling.
At this time, there are no quantifiable signs of activity
relaxing – demand is too strong with prices in the
$700,000s regularly paid now, which is near double
the prices of just a few short years ago. However,
we do think that the rising values can’t last for much
longer and that demand will soften when buyers
find more affordable property elsewhere or lenders
increase interest rates.
A majority of the region’s other suburbs have seen
good demand and rising values, but not generally at
the levels seen on the Peninsula.
Overall though, we can confidently say that the
rise in demand and values can be attributed to the
overflow of Sydney buyers unable to afford to break
into its market, realising there may be better value
elsewhere both in monetary and lifestyle terms.
To put that into perspective, a new or near new
4-bedroom, 2-bathroom, double garage dwelling
toward the northern end of the Central Coast at
Woongarrah or Hamlyn Terrace can be purchased for
less than $600,000 – well below prices in the Sydney
market’s outerlying suburbs. The attraction of these

areas is younger families, good shopping and schools
with beaches and motorway access close by.
These areas are about an hour’s drive to Sydney
via the motorway and whilst this may not appeal
to some, many of the people we speak to say it is
an easy drive compared to the congested roads of
Sydney and a more pleasant environment to live in
when arriving home after work – a realistic and easy
compromise in their view.
Along the coastal strip and the rural residential
areas of the region, we have also seen an increased
level of activity. These areas include the beachside
suburbs of Terrigal, Avoca Beach, Wamberal, Blue
Bay, Toowoon Bay and Norah Head or the likes of
the Matcham and Holgate Valleys, Glenning Valley,
Yarramalong and Dooralong Valleys and Somersby
Plateau areas. These are some of the areas holding
our higher value properties. Some might say, and
we tend to agree, that when these areas trade and
transact above normal levels, the region is going
well. It is rare these days to see a sub $1 million
transaction and increasingly common for $3 million
plus sales.
Adding to this, there appears to be a genuine effort
by those having the ability and will to shape the
region with a noticeable continuity in government
spending on infrastructure and reinforcing the
region’s importance. Property developers have
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NSW Central Coast
The Central Coast region of New South Wales
is sandwiched immediately north of the Sydney
metropolitan area and south of the Hunter region.
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missing out or fear of being left behind. Buyers start
doing crazy things in order to secure their properties
such as putting ridiculous offers in before auction in
an attempt to stop it from getting to an open bidding
frenzy at auction time.

With all this said though, we wonder what it would
take to disrupt this idyllic arrangement. A suitable
starting point to answer this may be to glance back
at past property cycles and we can see that things
are pretty good at the minute. We can also see that
increases in bank lending rates, an upward shift
in the unemployment rate, diminishing consumer
confidence or media influence can rapidly change the
real estate landscape.

That can only last so long though. There always
comes a point when the market collectively says “You
know what? We are done, we can’t take it anymore,
we are just going to sit this one out”. When that
point occurs, and it always does, the market returns
to a sense of normalcy. Agents have to work that bit
harder to achieve a sale. Vendors can’t sit back as
smugly and causally sift through offer after offer and
hand select the best.

As with many other regions, the local market
suffered during the bottom of the last property cycle
and the cycle before that. We can’t predict the future,
but if history repeats itself, then we can expect the
same in this cycle.

The usual macro-economic factors are always in
play when it comes to the Hunter housing market.
Interest rates, coal prices and unemployment rates
are always near the top of any list of what may stall
a market. What happens there is anyone’s guess but
changes in any of these metrics will always have a
strong impact on the local market. As an example,
when interest rates increase this correlates almost
overnight to fewer valuations being undertaken in
the immediate aftermath of a change. This doesn’t
necessarily impact prices but it does impact the
number of homes being sold and transacted. The
number of homes being sold directly relates to one
half of the crucial demand versus supply equation.

Newcastle
The Newcastle market has been hot for a
considerable period of time. There are any number of
factors that could derail the present state, however
the most likely would be the boring and just plain
vanilla buyer fatigue. This happens at the back end
of every boom. The market gets so hot that buyers
panic. The overriding emotion is one of fear - fear of

NSW North Coast
Lismore/Casino/Kyogle
Lismore house prices have been in a state of growth
both in sale numbers and prices. There has been a
lack of stock which is pushing prices up particularly
at the middle to top end of the market. As house
prices strengthen in what were traditionally relatively
affordable areas, purchasers start looking to the
lower end of the market in the low lying part of
Lismore (North and South Lismore) and as a result
we have seen strengthening in sale prices and
transactions.
The market was relatively complacent with little to
no discounting for properties likely to be affected
by flooding. Now a major flood event has occurred
with the river reportedly peaking at between 11.5 and
11.7 metres Australian height datum and after the
devastating effects this event brought to the town,
properties that are impacted by flooding are likely
to experience a period of lower demand, increased
sale periods and falls in value. We note that until such
time as a volume of rental and sales evidence of flood
affected properties occurs, it is difficult to accurately
predict the level of discounting that may be required
to achieve a sale.
This could possibly have a flow on effect to
properties above the flood level and it could go
either way; the stigma from the flood may impact
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rediscovered the region and are committing to it with
a number of new residential apartment complexes
completed. The local economy appears outwardly to
be in good shape and should this continue, we would
expect to see the arrival of new business enterprises.
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At the other end of the spectrum is the top end
of the market. We have seen modern 4-bedroom,
2-bathroom houses being snapped up, sometimes
within hours of hitting the market. There is a lack
of stock with high demand for this type of product
and people are paying a premium to secure it, but
looking forward there is a large number of land
developments in the pipeline. The North Lismore
Plateau development alone has a reported 1,300 new
residential lots. With a lack of quality vacant land
available and strengthening prices, when these lots
become available it will be a viable option for many to
buy land and build to either live in or on sell. This will
impact the existing stock as supply will increase to
meet demand.
Ballina/Byron
Market conditions across the Ballina Shire remain
strong however sale volumes appear to be slowing.
This is likely due to low stock levels however this may
also be an early sign of purchasers beginning to be
more cautious.

The strong market conditions experienced across
the sought after coastal areas over the past 18 to 24
months have been driven by strong markets in the
capital cities, most notably Sydney and Melbourne.
When the prestige market throughout the Northern
Rivers began to soften in 2011 it was on the back of
a softening market in the capital cities. Continued
strong market conditions in the Northern Rivers for
the middle and upper price brackets will be heavily
reliant on the performance of capital city markets.
We note that the current market state for the
northern New South Wales coastal resort towns of
Lennox Head and Byron Bay (as well as surrounding
areas), have had an extended period of growth for
the past two years. A limited supply and increase
in demand have seen the market remain extremely
strong in all property types (houses, duplexes and
units) and price points.
The biggest driver of the market presently would be
an increase in demand from purchasers from the
major capital cities of Melbourne and Sydney and
other cities such as Brisbane and the Gold Coast. We
note that as the way business operation has changed
nationally, some workers have increased flexibility
with business hours and no longer needing to be
specifically located within the major cities, but can
choose to only commute once every two weeks or
so. This flexibility, coupled with the services of the
nearby airports of Ballina Byron, Gold Coast and

Brisbane (international), has been a key factor in
providing a massive impact on the Northern Rivers
market.

Purchasers are choosing to exit the
major cities for a better lifestyle
and working environment.
The current market has been tracking well as interest
rates remain low, the demand for properties has
increased and supply has remained low. The only
things that could change this market would be for
interest rates to begin to rise or local jobs to become
jeopardised.
More investment in infrastructure would be beneficial
to see a further rise in the current market. The local
coastal resort towns of Lennox Head and Byron Bay
specifically continue to expand, therefore the need
for better infrastructure is apparent.
In the Byron Shire we do not see the need for private
industry to pick up the pace in employment as this is
not currently affecting the market
The Clarence Valley
For Yamba and Maclean, the Pacific Highway
upgrade continues to drive the property market
in a positive direction. This is due to the influx in
workforce, generally firming consumer sentiment
and affordability of most products.
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the wider Lismore area with properties not affected
by flood being bundled together with flood affected
properties and experiencing lower demand, coupled
with the economic hit of a town with its CBD in
recovery mode, or the flood free properties could
see an increase in demand as a result, pushing prices
higher.
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demand from both owner occupiers and investors,
however market confidence has spread through
all sectors of the market including rural residential
which has seen a recent resurgence in demand.

The prestige market on the other
hand remains relatively stable with
limited stock available and steady
levels of demand.

There are several factors driving the market
including low cost of finance, increasing population
due to lifestyle benefits for both retirees and families
moving from southern regions, infrastructure
upgrades in the form of the Pacific Highway, limited
available stock for vacant land and diversity of
housing product ranging from coastal to rural
communities with good access to regional facilities
provided at Coffs Harbour. To a lesser degree
investors are being driven towards SMSF property
investment and with the ALP pushing for restrictions
on negative gearing, this may be driving investors
to enter the market prior to possible changes to tax
benefits.

At the completion of the infrastructure surge, it
is possible that the market may decrease slightly,
however the rise has been so gradual in nature and
with some taking into consideration the positive
consumer sentiment across the board and the still
somewhat undeveloped nature of the Yamba beach
front and town, it is unlikely that a sharp or sudden
dramatic decrease will occur. That is, it is more likely
that the quantity of sales will decrease somewhat
in line with the level of demand while prices soften
slightly.
Coffs Harbour
The Coffs Coast is experiencing one of its strongest
markets in recent times with demand exceeding
supply in many areas which has resulted in shortened
selling periods and substantial increases in values.
Typically it is the affordable price point in the sub
$550,000 market which has seen the strongest

A major factor in the cooling of the market will be
rising interest rates which will dampen long term
consumer confidence, however continued population
growth should see demand remain strong against the
current limited supply. Wage growth is also an issue.
With the exception of the public sector, wage growth
and employment are not rising at the same rate as
property prices. This will affect the affordability
of property within regional localities which has
traditionally been a major factor in deciding to
relocate to regional New South Wales.

Tamworth
Tamworth is currently experiencing a rising market
with notable increases in vacant land values, sale
prices for established homes and a strong demand
for housing. New and established homes within
sought after suburbs are where the strongest growth
and demand is being seen. While there are still plenty
of sales occurring within the less desirable suburbs
there has been less growth with some re-sales within
12 months increasing very little ($5,000 to 10,000) or
staying the same if the property condition is worse
than on the initial purchase. Over the past 12 months
we have seen vacant land values continue to rise.
Within the suburb of Calala a block worth $120,000
last year is now selling for $140,000 plus. The
demand for prestige homes within East Tamworth is
also showing signs of rising as properties over the $1
million mark are selling within shorter time periods
and for higher prices.
The two factors driving the Tamworth market
are affordability and employment. With strong
professional, agricultural and commercial industries,
there is plenty of employment opportunity within a
range of fields. Along with the ability to find a job,
housing is comparatively cheap with a comfortable
4-bedroom, 2-bathroom family home able to be
purchased for $400,000. There is certainly a trend
of families making the country change to Tamworth
where they can afford a family home while still
having a large employment market.
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Increases in sale prices over the past year show a
slight increase across almost all sectors, particularly
the sub $400,000 market and properties with
potential for pleasing rental returns.
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If the market continues on its current path, the
increase in people moving to the town along with
the increase in employment due to the expansion
and establishment of businesses will see Tamworth
experience several more years of strong growth.
Tamworth would be at risk of a declining market
if the current demand for vacant land were to
be overwhelmed by the supply and if the local
commercial and rural industries were to suffer
a decline due to drought or a skills shortage. If
confidence in the industries was to fall there would
be a decline in investment in the town.

Griffith
The Griffith residential property market appears to
be approaching the peak of the market. Values have
been increasing in most market segments over the
past six to nine months largely due to a shortage of
stock relative to demand. The fear of missing out
is pushing more affordable brackets ($250,000 to
$350,000) well above expectations.
The rise in the market is not limited to entry and
middle market segments with buyers in the upper
end of the market also showing a strong appetite
producing strong results.
So what is driving the market at present? A
combination of things, including low interest rates,
a shortage of land and the biggest factor being
the optimism in the local agricultural sector and its
impact on employment and investment.
So what is likely to slow it down? The cost of money
rising (interest rates), employment instability, the
release of more land and the inability of the economy
to retain its confidence.
Residential

The market has being doing well lately due to the
affordability of housing for both owner occupiers
and investors. The 2016/17 financial year has been
good for the agricultural industry, with good rain
resulting in favourable seasons for farmers, which in
turn encourages them to spend and others to invest
in the industry, resulting in further employment
opportunities. The expansion of the hospital is also
helping with an increase in the number of staff
required.

32

Month in Review
May 2017

Victoria
The strong prestige market is highlighted in suburbs
such as Kew, Balwyn North and Malvern. As of March
2017, the median house prices for these suburbs
were $2.165 million, $1.925 million and $3.01 million
respectively, with a quarterly change of 11%, 11.2%
and 24.6%.
Median House Prices

There is growing concern regarding the oversupply
of inner city apartments which has been well
documented by the media in addition to being
recognised by the Reserve Bank of Australia who
have issued warnings that current high levels of
supply may constrain growth in prices and rents in
some market segments. It is anticipated that the
recent implementation of tighter lending policies on
both foreign purchasers and investors will cause the
apartment market to further soften in addition to
increasing settlement risk for developers.
Prestige
The current state of the prestige market is still
strong. The demand for property is outweighing the
supply of properties for sale. The most in-demand
properties are those with large land holdings or
properties that can be redeveloped or knocked down
without any planning restrictions. Other key factors
are the continuing low interest rate environment,
proximity to the CBD and population growth.

17 Spring Road, Malvern

Source:PDOL

The key factors that could result in the prestige
market slowing down are an increase in interest
rates, a bearish equities market and overall loss of
confidence in the market.
Source: REIV

Highlighting the current state of the market, on the
25 February 2017, 17 Spring Road, Malvern sold for
$5.075 million. The auction lasted 60 seconds with a
total of 17 bids. The reserve was $4.3 million.

South East
The current state of the outer south eastern
market would currently be described as slowly
strengthening. With continued population growth,
current low interest rates as well as readily available
land, residents are looking to newly developing
suburbs such as Clyde, Officer and Pakenham for the
relatively affordable land or established homes. This
is especially true for first home buyers and young

Residential

Melbourne
Inner City
The apartment market for Inner City Melbourne
has started to soften in the first quarter of 2017.
According to REIV reports, most inner city suburbs
have seen drops in median unit prices since last
quarter, with Docklands median unit prices falling
by 2.3%, Southbank experiencing a 1.8% drop and
South Yarra seeing a 0.7% decline.
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This area is described as a growth corridor, with
prices for new residential land noticeably increasing
over the past 12 months as detailed in the below
graph. With the government’s commitment to
infrastructure and investment in the region including
public transport, shopping precincts and major
roads, the popularity of the area is expected to
continue.

Source: REIV

The main factor that could potentially have an
effect on property prices within this region would
be interest rates. Being that the area is made up

of young families and first home buyers, a rise in
interest rates may discourage buyers from getting
into the property market which could slow the rise
in property demand and as such have an impact on
property prices.
However with continued growth in our population,
demand for property within the region is expected
to remain, with performance expected to be slow but
steady.
Northern suburbs
Inner northern suburbs of Melbourne continue
to perform well with strong results continuing
at all price points. Growth within the detached
dwelling sector continues to outperform their unit
counterparts driven by strong underlying land values,
infrastructure and proximity to employment and
amenities. Outer northern suburbs of Craigieburn,
Mickleham and Kalkallo are also considered to be
performing well at all price points primarily driven by
factors associated with affordability, infrastructure
and population growth.
These markets are considered to be tracking well
with strong demand and relatively limited availability
of new titled allotments being made available. We
have noted however, that a substantial increase in
supply could lead the market in a new direction.
Generally speaking, the outer northern suburbs
would benefit most from an increase in infrastructure

investment given the lack of pre-existing
infrastructure to support the already growing
population.
Both the inner northern and outer northern suburbs
would likely see a slow down if there was a significant
change in lending criteria or interest rates. Outer
northern suburbs however, are at higher risk of being
impacted by a decrease in overall demand as they
are more sensitive to rising rates.
Outer east
The current market within the middle and outer east
is very strong and rising. In particular the strong
market is evident in the middle eastern suburbs of
Nunawading, Mitcham, Glen Waverley and Mount
Waverley. Within the outer eastern suburbs the
market is also strong in Ringwood, Ringwood East
and Croydon. Within both areas family homes of 3- to
4-bedrooms are in high demand.
The high demand for the outer eastern locations
has been caused by buyers being priced out of the
inner-middle eastern suburbs and then deciding to
purchase within the middle-outer eastern suburbs.
The rising prices are caused by the lack of supply and
high demand with buyers looking for more affordable
family housing.
Demand for the middle eastern suburbs has been
caused by the school precincts such as Mount
Waverley and Glen Waverley as well as the good

Residential

families who are looking for a dwelling as opposed
to a smaller inner city apartment or townhouse with
limited backyard.
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At this point in time we do not forecast the market
to decline as the demand is too strong. However, if a
major change in the economic climate was to occur it
is possible the market would decrease. An example of
the rising prices within the outer eastern suburbs was
the sale at 30 Caroline Street, Ringwood. It sold on
the 4 March 2017 for $950,000.

Western suburbs
The current state of the market within the inner
western suburbs for established dwellings remains
very strong, with record prices experienced, in
particular suburbs such as Kensington, Ascot Vale
and Newport. However like much of Melbourne, the
apartment market has stalled with the addition of
a large quantity of new stock over recent years. In
particular apartments built within the past ten years
are feeling downward pressure as new, modern
buildings are more attractive to buyers and tenants
The middle western suburbs have seen a shift
in buyer prolife with a large number of smaller
developers looking to purchase existing dwellings
on larger lots to develop into new townhouses and
villas. This has seen increase in demand through
established suburbs such as Altona, St Albans and
Sunshine with strong results, however, we’ve seen
a premium paid by developers (to that of owneroccupiers) in some instances, pricing out owneroccupiers. Demand still remains strong for good
quality housing as pricing pressure is felt closer to
the CBD, which becomes ‘unprofitable’ for developers
due to the added value of the improvements.

Source RP Data

The last sale of the property occurred in December
2013 for $572,500. This sale illustrates the high price
increase that has occurred within the past four years.

The first-home buyer market remains buoyant
with continuing demand for new properties. With
changes being made on 1 July 2017 to the First
Home Owners Grant and stamp duty, the Victorian
State Government has announced that stamp duty

will be abolished for first-home buyers purchasing
a home with a dutiable value of no more than
$600,000. Eligible first-home buyers of new homes
in metropolitan Melbourne will continue to receive
$10,000 and regional first-home buyers will be
entitled to an increased grant of $20,000. With these
incentives from the Victorian State Government, the
house and land market is expected to remain stable
in the outer western suburbs such as Werribee,
Wyndham Vale, Point Cook, Tarneit and Truganina.
Echuca
The local market continues to be relatively strong
with generally tight supply on account of limited
residential land supply in the past 12 to 18 months,
although this is likely to be alleviated in the short
term by additional supply in both Moama and more
particularly Echuca. Average pricing has pushed up
in recent times with good demand and limited supply
in the $350,000 to $450,000 bracket resulting in
an upward shift in demand for properties priced
in excess of $400,000 for mortgage belt type
properties.
Melbourne buyers continue to underpin the higher
end of the market with several off river sales in
excess of $800,000, particularly in Moama for
custom built and well finished properties. The
buoyant agricultural sector has also been a positive
for the local economy.
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transport links to the Melbourne CBD. The high
demand has also caused the market to continue to
rise in price.
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Gippsland
The Baw Baw, South Gippsland and Cardinia markets
are strengthening. This includes cities and towns
such as Warragul, Drouin, Nyora, Lang Lang and Koo
Wee Rup.
Regions such as Morwell and Heyfield have recently
had negative press regarding the forthcoming
closure of Hazelwood Power Station and Heyfield
Timber Mill. It will be interesting to see how the
market responds.
Sale has recently had some higher end sales in the
$700,000 to $1 million range with increased buyer
interest in prestige properties.
Mildura
Despite the housing market being active, very
modest growth has been seen in housing prices over
the past 18 months. Houses and units are selling
after relatively short selling periods of usually less
than 30 days and Mildura’s local economy appears
to have strengthened over this period. Despite this,
it seems there is not quite enough competition
amongst buyers to see any significant capital gains.

The missing ingredient seems to be population
growth. The latest statistics indicate that Mildura’s
population is growing at just under 1% per annum
and while this is enough to maintain momentum, it is
not flowing through to any substantial price growth.
Employment and lifestyle factors are the things
which will influence population growth outlook. On
the employment front, there is ongoing optimism
in key agricultural industries and this is likely to
create opportunities in farm work, transport and
logistics, agronomic services and some downstream
processing, however growth in tourism, retail or
mining would be needed to see the growth in jobs
required to bring significant numbers of families to
the region.

What is clear is that Mildura
has enough size and economic
diversity to weather any economic
downturns reasonably well.
The migration of older people from surrounding
towns and regions choosing to retire to Mildura is
expected to continue. For this sector, it is lifestyle
and availability of medical services along with
affordability of housing that will influence their
choice. Mildura appears to stack up well in this
regard.
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A slow down in the market in Melbourne or closure
of a significant factory would likely affect the higher
market segments and mortgage belt segments
respectively, although there is likely to be significant
cushioning from any metropolitan softening because
the local market has not charged ahead at the same
rate, with local prices more likely to plateau.
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Queensland

So, what does the market look like now? At present,
we’d describe our detached housing market like a
decent coffee on a concrete slab – stable and strong.
We’ve been doing fairly well because of relative
affordability. This helps attract buyers across our
borders and probably stimulates a few well-informed
locals to hurry up and purchase a piece of our city
before the eventual price rises come.

Buying property interstate has
never been easier for out-oftowners.
Market data is accessible and relatively inexpensive,
airfares are cheap and for those who don’t want
to make the journey, buyers’ agents and other
professionals are on hand to help (just make sure
they’re independent and working only for you) Under
these conditions, Brisbane housing is benefiting
mightily.
This strength is being experienced in both the innercity detached markets and housing on the city fringe.
We’re seeing the $700,000 to $1 million bracket
being most keenly sought after.

One of the strongest sectors within this price bracket
are entry level and renovatable homes, which give
buyers a chance to start at the bottom of a desirable
suburb’s property ladder with hopes of strong capital
gains.

west, Redbank, Redbank Plains, Springfield Lakes,
Ripley and Collingwood Park have new developments
where clever developers are reducing land sizes to
produce homes at the circa $500,000 price point.
This price appeals to first time buyers in particular.

It’s a different story with attached housing of course.
Apartment stock is feeling the pinch of overbuilding
both in the CBD and inner addresses, as well as
suburban high-density nodes. Both existing and
yet-to-be-completed stock needs competitive pricing
to find buyers. We’re even hearing reports of offthe-plan units being discounted in order to clear the
books.

So what drives these various markets? In the CBD,
CBD fringe and suburban nodes, infrastructure keeps
things chuffing along by ensuring residents can
get to where they’re going, or have enough nearby
facilities to make life worth living.

For anyone looking to put tenants in their small
investment unit, it’s not great news. In order to get
and keep tenants your rent must be competitive.
There are plenty of options for tenants at present
and older units are bearing the brunt of the problem.
It’s hard for them to compete for tenants with new
apartments, many of which have a higher level of
amenity and may even be offering rent incentives.
If you have an older unit and you’ve been trying to
snag a tenant for some time, be prepared to discount
the asking rent.
On the flipside, house-and-land product in our
corridor addresses seems to be doing well. To
the north, suburbs such as Mango Hill, Griffin and
Narangba are finding plenty of interest, while in the

The same goes for the corridor markets, although
you can add in the element of affordability. When
buyers can’t get a piece of expensive real estate
close to town, they look to buy in the corridors.
The multi-million dollar question is what will it take to
stimulate prices and crank up activity?
The baseline measure for Brisbane is increased
population growth and the magic figure in the past
has been a rise in net interstate migration numbers…
but achieving that isn’t necessarily easy.
We need employment growth. Southern capitals
have been providing great job options to Australians,
so it’s no surprise really that population numbers
down south have been on the up. For Brisbane prices
to really start ramping up in terms of capital gains
we need to see more jobs, proactive town planning
and infrastructure spending. These factors bring
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Brisbane
In order to explain what will change our market’s
direction, we need to first describe exactly where it’s
at!
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If you were trying to track the
measures that would result in a
price slow down in Brisbane, then
interest rate rises would be a big
one.
Another would be changes around lending guidelines
for investor loans. If regulators start directing banks
to pull back on their investor books again, then
the inner-city apartment oversupply problem and
resultant price softening is likely to deepen.
Property is a confidence driven industry and there
are signs affordability is helping drive investors
to our city, but to help build the momentum,
government and private industry need to play a role.

Ipswich
Capital value movement for the established housing
market within greater Ipswich has remained relatively
steady over the past two years with a slight recovery
noticed from the low in the market of 2011/2012.
This recovery stage of the cycle is in its infancy, with
some properties selling slightly below previous levels.
Demand for new housing and vacant land has
improved with a noticeable increase in sale rates
reported from developers. Buyers for this product
type comprise a mixture of owner occupiers and
investors. Estates heavily supported by the investor
market and in particular, estates dominated by
a particular form of construction (such as dual
occupancy property) are of some concern.
The rental market remains relatively firm, although
increasing housing supply will potentially have a
negative impact on current rental levels.
Toowoomba
In general terms, the Toowoomba residential
property market is past the peak of the cycle,
however it can currently be described as multi speed.
An oversupply of residential product emerged during
2016 (particularly units), leading to an increase
in vacancy rates, a reduction in rental rates and
subsequent slowdown of absentee investor interest.
While properties in the sub $400,000 market have
showed some signs of regression in value and rental

rates, it appears that higher end property above
$600,000 and even the $1 million plus price point
have enjoyed a good level of interest with some
strong sales being achieved. Property in the midrange has also moved along steadily with a good
level of interest from owner occupiers. Market
performance appears to be particularly property
type and location specific. Higher priced established
properties in the eastern suburbs appear to be
enjoying strong interest from owner occupiers
(third and fourth home buyers), while interest in the
western suburbs, which largely appeals to first home
buyers and investors, has softened.
Toowoomba is currently a hub for major
infrastructure projects including the $1.6 billion
Toowoomba Second Range Crossing (TSRC) and
QIC’s near completed $500 million Grand Central
Shopping Centre extension, bringing employment
opportunities to the community.
Despite the high level of major projects taking
place in the region, residential property values are
anticipated to remain relatively stable throughout
2017. The vacancy rate at slightly above 3%
combined with recent interest rate increases for
investors is likely to keep the lower end of the market
subdued.
The market will be positively influenced through
the creation of long term sustainable employment
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in jobs, which drive population growth with a flowon rise in demand for our real estate. If you need
evidence, have a look at our boom runs last decade
where major employers realised how competitive our
property prices are. Many relocated head offices to
Brisbane in the early 2000s. If that sort of corporate
thinking starts to roll around again then we’ll be in
for some very good capital-gain years. At the very
least it would help ease the current downward price
pressure on units.
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Gold Coast
M1 – North west Gold Coast
At present the market in this region appears to be at
the peak and in very recent times starting to flatten
with reduced enquiry on listed properties and lower
numbers at auctions.
Houses and vacant land are the main part of the
market across this region and to a lesser extent
townhouses. Recent years have seen the introduction
of low rise units with several new buildings in 2016,
so this property type is relatively untested.
Most of the land selling in these estates is priced
between $160,000 and $225,000. New house and
land packages average around $340,000 for a
3-bedroom, 2-bathroom, 1-car garage on around 300
square metres of land. A 4-bedroom, 2-bathroom,
2-car garage on 400 square metres of land will
average around $400,000 to $420,000.
The main change in this area has been the tightening
of the investment lending policy for the banks. At this

point, an interest rate increase would be the trigger
to start the market on a downward trend.
Over previous months, the numerous new
developments in this region have been a large
chunk of the market and very recently some of the
major developers behind these estates have been
consistently raising their vacant land prices. As a
result we are seeing a real slowdown in sales and not
just investor buyers as discussed previously. However
typically the estates that perform better are those
with good amenity such as schools, supermarkets,
parks and sporting facilities and good proximity to
medical services.
Northern coastal – Gold Coast
This area is very strong with no obvious sign of
slow down. Agents report a shortage of sale stock
and an increase in buyer interest. The strongest
market segment performers have been detached
dwellings, prestige (mainly canal frontage properties)
and vacant land. Typical 3- to 4-bedroom dwellings
on land parcels of say 500 to 900 square metres
have performed very strongly, rising in value
approximately 20% to 25% over the past 18 months.
Much of this has been a recovery process after
the GFC, however there is now clear evidence that
price points have well exceeded the values of the
last property peak of 2007. Some suburbs such as
Ashmore have performed very strongly. Prestige
canal front properties have soared in value with

Hope Island being a hot spot. Properties that may
have been valued at around $1.3 million 18 months
ago are now selling in the $1.6 million to $1.7 million
range. Prestige units in good Broadwater locations
have also performed well, however low rise and
high rise units in the value range of say $300,000
to $600,000 have only marginally strengthened.
Residential vacant parcels are now very scarce in the
area and buyers compete for these listings. In Hope
Island some parcels are now selling at $125,000 to
$175,000 higher than the price they had been sold by
the developers say two years ago.
The factors that have driven the market are a
combination including:
•
•
•
•
•

the recovery process after the GFC;
improved local market confidence;
low interest rates;
foreign investment, particularly Chinese;
migration and investment by interstate and New
Zealand buyers (the Gold Coast is once again
viewed as an affordable market compared to other
interstate locations);
• local optimism fuelled by the 2018 Commonwealth
Games;
• improving local infrastructure and large
development projects (such as expansion of the
light rail, new sporting facilities, new hospital,
expanding university and numerous large
residential high rise developments).
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opportunities, which may be generated by the flow
on effects of the transport infrastructure projects
underway, in planning and completed (TSRC,
Wellcamp Brisbane West Airport and Inland Rail).
Investment activity may be reignited if major lenders
were able to focus the current tightening of lending
criteria on the major capital city markets only, while
supporting investment in regional markets.
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Central Gold Coast
Over the past six to twelve months, the residential
property market in the central areas of the Gold
Coast has been strong. In particular, prices for
detached housing has been very firm across most
suburbs and this is due to a shortage of stock
according to local agents. Property values for
detached housing are now exceeding the price levels
of the last peak of the property market in 2007. The
housing market between $1 million and $2 million has

also been rather buoyant with Broadbeach Waters
and Mermaid Waters being highly sought after
locations for buyers.
There has been some price growth for the unit
market on the central Gold Coast over the past
twelve months but this growth is not to the same
degree as the detached housing sector. A number
of new apartment projects are just commencing
between Surfers Paradise and Mermaid Beach which
is a good indicator of a healthy market.
It would seem that we are approaching a peak in the
property market cycle.
The key factors currently influencing the market on
the Gold Coast are:
The low interest rate environment - Despite the
recent strong price growth in some property sectors,
interest rates are still at low levels which allows
residential property to be an attractive investment
for both owner occupiers and investors;
Confidence in the local market - It is evident that
there are quite a number of apartment buildings
currently under construction which suggests
developers are taking advantage of a strengthened
market;
Foreign investment - New residential product
constructed in the central areas of the Gold Coast
within the past year has been supported by foreign

investment and almost exclusively from the Chinese
market in some cases;
Interstate investment - It has been evident that a
good volume of sales over the past twelve months
have been New South Wales and Victorian buyers.
Buyers from these regions may see the Gold Coast
market as an easier and more affordable option.
The major banks are likely to play a major role in how
the Gold Coast market performs in the next twelve
months. As long as inflation remains low, the RBA is
unlikely to hike up interest rates this year, however
some banks have already raised their own rates or
tightened their lending policies in the past couple
of months, indicating early signs of caution moving
ahead in 2017. We have recently experienced record
low interest rates and it’s hard to imagine that rates
will continue to remain this low given the fluctuation
of the official cash rate over the past couple of
decades. The further raising of interest rates or
tightening of investment lending policy will definitely
put the brakes on the market.
Other issues to consider looking ahead are factors
such as the performance of the Sydney and
Melbourne property markets and on the global front
seeing whether growth in the Chinese economy
diminishes. The Gold Coast property market is
traditionally reliant on the investment market to
remain buoyant.
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A significant factor that may force a change in the
local property market would be a tightening of the
investment lending policy by banks. A shift in rising
interest rates will be crippling for many investors
and home owners who are already over stretched.
Feedback form local banking professional is that
there are already many who fall into this category.
However the main threat would be a left field macro
world event such as the collapse of an international
economy, new war, fuel crisis or perhaps a world
health issue. Historically the Gold Coast has been
regarded as a boom crash property market and all
crashes appear to have been triggered by world
events, for example the 1980s New York stock
market crash, the Japanese economic fall and
the most recent 2007/2008 GFC. The Gold Coast
has high foreign and interstate investment and at
times of heightened risk these are often the first
investments to be liquidated. Another crash at some
point is predicted.

40

Month in Review
May 2017

Southern Gold Coast Far Northern New South Wales
The market at present is very strong on the southern
Gold Coast and on the Tweed Coast in beachside
suburbs such as Burleigh Heads, Burleigh Waters,
Miami, Palm Beach, Kingscliff and Casuarina.
The strong demand on the southern Gold Coast
beachside suburbs is for duplex units and dwellings,
whilst on the Tweed Coast the strong demand is for
vacant land and dwellings.
The main factors driving this market are aspiration to
own a property in a desired suburb (good local public
perception), low interest rates, strong rental demand
and proximity to beaches.
Factors that would have to occur to move the market
in any direction are numerous and include migration,
jobs, income, interest rates, infrastructure spending
and the global economy. These factors can have
either a negative or positive role in the way the local
residential market moves.

At present, if current market conditions hold, the
market will continue to grow to an extent but if any
significant changes in the factors mentioned above
were to occur, the market would change, as the
property market, particularly the Gold Coast market,
is volatile.
The most likely event to cause a slow down would be
a combination of two factors. An interest rate rise
coupled with a slow down in construction work (and
therefore jobs) would have a negative impact on the
residential market.
Central west/lower western Logan/Scenic Rim
The current market for the central-western Gold
Coast, Scenic Rim and lower western Logan is
currently steady overall, however remains somewhat
property and area specific.
Central west (Nerang, Carrara, Maudsland, Pacific
Pines) Residential/Rural Residential
The current state is steady with respect to values
and sales activity. There is definitely no shortage
of stock with all the new estates and projects being
released in numerous areas. This, along with strong
demand, low interest rates and strong rental returns,
has formed a steady market over recent months.
Sales activity is steady, however there has been
no significant growth in value over recent months
although definitely no decrease either.

Agents and home owners are starting to hold on to
their assets and money as the growth in sale prices
is affecting affordability, particularly in the central
areas.
West – Rural/Rural Residential
Scenic Rim, Lower Western Logan (Tamborine,
Boyland, Beaudesert Shire): The current state is
reasonably steady with respect to values and sales
activity, however there is considerably less activity
and weaker demand than central west areas. The
current state is due to low interest rates and strong
rental returns forming strong demand for particular
properties. Agents are reporting a shortage of stock
as some home owners are pursuing above market
sale prices and are being affected by affordability in
more central locations. Properties priced reasonably
are selling within reasonable time frames (up to three
months). The market remains property and area
specific and the increase in new product availability
and supply is affecting demand for older dwellings as
home buyers and investors seek new product.
Drivers
New product availability: It is apparent that demand
for new product has sparked an increase in
development and building activity for new estates.
Some prices appear to be above market. These
are typically purchased by interstate buyers. New
products priced reasonably are purchased by local
buyers with a mix of investors and home owners.

Residential

The Gold Coast property market
is not expected to be as strong
in 2017 as in 2016 but there will
be some price growth with sales
volumes likely to plateau or even
fall.
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Strong rental returns: Strong rental returns appeal to
investors. With low interest rates, investors appear to
be willing to paying higher prices, justifying spending
by projected rental returns.
Population increase: As seen in recent years, the
Gold Coast’s population has increased as a result
of affordability in comparison to capital cities. This
has increased job availability due to new projects
and construction (Jewel project, upgrades of Robina
Town Centre and Pacific Fair, Commonwealth
Games infrastructure), as well as catering socially,
economically and domestically for the population
increase (increase in eateries, upgrades to other
shopping centres, creation of public spaces).
New buyers and residents are moving to centralwestern and western localities as they are considered
more affordable than central localities. A continual
increase in population may force more residents to
the central-western and western areas which will
effectively increase sales volumes and rental prices
as well as create a stronger demand for housing in
the more affordable areas on the Gold Coast.

Supply - Decrease: A decrease in new product supply
may create a stock shortage and force up value levels
of established properties in central-west and western
localities.

a prolonged sale time (over six months) is required,
particularly in the western areas.

Supply - Increase: An increase in supply may force
value levels down as buyers will have an increase in
choice of stock, thus forcing more competitive pricing
and an overall decrease in values and rental pricing.

Interest rates/lending criteria: If interest rates and
lending criteria become less favourable to borrowers,
this may dampen confidence and be detrimental to
current borrowers with respect to repayments and
affordability. This may force owners to sell at forced
or declined prices.

It is apparent through recent sales activity that
interstate buyers are already attracted to the Gold
Coast market, particularly the central-western
and western areas. An increase in infrastructure
investment will increase the stock of housing and
therefore, increase affordability which will effectively
improve the local market. This being said, the
investment should be implemented reasonably and
over a sustainable period of time to avoid over-supply
and a declining market.

Economic occurrence/natural disasters: As history
has shown, economic occurrences (such as conflict
between countries or a global financial crisis) and
natural disasters (such as cyclones or bushfires)
have an impact on the property market with respect
to market confidence. A recent example is the
Tamborine and Beaudesert areas being heavily
impacted by flood levels in March and April this year
which may deter potential buyers and investors in the
affected areas.

Factors that may contribute to a slow down in this
market include:

Affordability in sought after areas: If property in
more sought after localities (such as central Gold
Coast or the south-western rural residential areas
of Currumbin Valley, Tallai and Tallebudgera Valley)
were to become more affordable, residents within
central-west and western localities are likely to
purchase in superior localities, thus declining prices
and demand for properties within the central-west
and western areas.

Oversupply: An increase in stock may force value
levels down as buyers will have a broader market and
variety of property, thus forcing competitive pricing
and overall, decreasing values and rental returns.
Price inflation/affordability: Within central-west and
western areas, properties priced above market are
typically not selling at the listed price or if they do,
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Low interest rates and lending criteria: Low interest
rates appear to have contributed to recent sales
activity. Sale listings over the past 12 months
have started to show ambitious prices, with these
properties typically being purchased below listing
price after a long period on the market if the price is
unreasonable, particularly in the western localities.

42

Month in Review
May 2017

The unit market is improving
however not at the same speed as
single dwellings.
Entry level units in small older complexes are
currently outperforming larger more expensive units
within larger holiday complexes, mainly due to the
higher body corporate charges associated with the
larger complexes.
Confidence in the higher end $1 million plus
residential dwelling market is also improving for
properties along the coastal strip or canal front and
better quality rural residential properties.
The current low interest rate environment combined
with the additional demand being generated by the
new Sunshine Coast University Hospital is driving
the market. Price growth over the past six months
has been strong, particularly the southern end of the
coast in and around the new hospital. Employment

opportunities within the various medical professions
are set to increase significantly as the new hospital
continues to expand. This should see demand for
housing improve further.
The Noosa or northern Sunshine Coast market has
also shown strong growth recently, again more so for
single dwellings compared to units. This market has
historically been more volatile driven mainly by a lack
of supply and strong demand by buyers from Sydney,
Melbourne and Brisbane.
Employment has always been an issue on the
Sunshine Coast and historically the market strength
corresponds with the strength of the construction
and tourism industries. Both sectors have been
performing well resulting in greater demand and
therefore higher property prices. Affordability
is always an issue and developers have been
counteracting this problem with smaller lot sizes.
Investor interest from interstate appears to have
slowed a little mainly due to banks introducing tighter
lending policies. Future interest rate increases would
likely have a similar impact in slowing the market.
Hervey Bay
The Fraser Coast incorporates a varied array of
markets which fluctuate independently. The Hervey
Bay market is quite stable at present, with only the
occasional sale exceeding vendor expectations.
Most activity occurs between $280,000 and

$450,000, with rents remaining steady. There has
been an influx of new duplex dwellings over the
past 18 months which has been attracting investors
seeking higher yields. The Maryborough market has
experienced a decline in house prices, however this
may have levelled more recently according to local
agent feedback. Employment for the Fraser Coast
is a major driver for consumer confidence and the
stability of house prices. A large aged care facility
is due to open within the next six months in Hervey
Bay, along with another respite complex which is in
process of being completed. The requirement for
medical related employment remains a high priority
for this area. The construction sector is currently
another large employer with many new subdivisions
and estates under way. There have been two
significant announcements in and near Maryborough
which will help to generate more employment. These
include a discount food supermarket that has not
long opened its doors, as well as a $280 million solar
farm reported to cover 800 acres near Aramara to
be built early next year.
Emerald
The Emerald property market is heavily influenced
by employment demand, the largest of which is the
resource sector. We have just seen five years of
downturn in the resource sector which has affected
property prices across the whole region. Over the
past six months the coal price has risen, in some
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Sunshine Coast
The market on the Sunshine Coast is currently
strong with agents reporting strong demand and
limited supply. We are now seeing multiple offers
and in some cases sale prices exceeding list prices,
particularly for well presented dwellings along the
coastal strip and to a lesser extent, dwellings in
hinterland townships.
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Bundaberg
The local residential market in Bundaberg is stable,
which is a term frequently used to describe the area.
Sales volumes have slowed slightly with median
values dropping slightly by around 5%.

The median vacant land price is $150,000 for the
postcode. The median house and unit prices are
$295,000 and $225,000 respectively for the last
quarter. Affordability is the big draw card to the area
along with the proximity to the southern end of the
Great Barrier Reef and the relaxed lifestyle.
The key to getting the market to move upwards is
attracting more people to the area with flights to
other major centres apart from just Brisbane. This
would then attract more investment and that would
require more infrastructure spending.
Another way would be for the government to include
existing property in the First Home Owner’s Grant
which would also stimulate the economy.
Gladstone
The market appears to be drifting along the bottom
of the property cycle at present. The key driver at the
moment is affordability. Value levels for all property
types are the lowest they have been in over a decade
and this has resulted in significantly increased
activity.
In the past, Gladstone’s property market has
always been driven by major industrial projects in
the area, resulting in demand or lack thereof for
accommodation for workers. While there have been a
few possibilities of new projects thrown into the ring
over the past several months, nothing has been set
in stone.

The market has seen a changing of the guard in
the past few months with increased confidence
surrounding the economy and jobs. Much of the
activity in the last few months has been in the
bottom price sectors of the market which has now led
to a shortage of good quality stock. Signs the market
is beginning to move forward include decreasing
vacancy rates and decreasing days on the market.
Because of this increased demand we may start to
see a slight uplift in values in the coming months.

The market should continue to
improve on the back of increasing
business confidence and more job
opportunities.
Rockhampton
2017 kicked off with more positivity coming out of
the local mining industry than was experienced
throughout 2016. We are watching with interest to
see if this, combined with limited other projects in the
pipeline may help to stabilise the residential market
in Rockhampton and surrounds.
Whilst some low declining prices have been noted in
Rockhampton, there are some market sectors that
continue to remain less volatile, mostly better quality
suburbs attracting owner occupiers under favourable
buyer’s market conditions.
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instances reaching new record highs, and in general
is a little volatile and not yet settled. The coal mining
industry has gained some positive momentum off the
back of higher coal prices in the short term which has
generated employment opportunities. This in turn
has caused values to start firming and in some towns
such as Moranbah, values have firmed sharply again.
So what does it take to change our market or what
has the largest affect on our market? The answer
is the coal price. We know many mining companies
are waiting to see where the coal price stabilises
before they make any plans to significantly increase
production or open new mines. In the meantime, it’s
taking a while for the negative sentiment in the towns
to be overcome by positive news. Buyers are taking
advantage of the current affordability in most towns
and this is driving sales somewhat. Small business
owners are yet to feel any change and are struggling
to adapt to the new normal after the resource sector
bust. Values have stopped falling in all Bowen Basin
towns. Some are firming slightly while some are
firming sharply and sales volumes have increased in
Emerald and Moranbah. If the coal price stabilises
anywhere above $120 per tonne then it’s very likely
we will see values firm for a sustained period of time.
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Despite the Rockhampton local
economy being more diverse than
some of its neighbouring regions,
the success of the mining industry
has played a more dominant
force in the housing market than
other sectors such as education
and agriculture, which have been
performing well in recent times.

Just this year, some positive indicators have returned
to the market with vacancy rates improving, albeit
far from the 2% to 3% investors had come to expect.
This has coincided with progress of the Adani project
and service industries starting to increase their
workforce once again in response to an improvement
in commodity prices. We are yet to see a definite
new trend in the local property market however this
is something we will be watching very closely over
the coming months.
To see the local market change direction across
all market sectors, real progression of the mining
industry would be a benefit to the local economy.
Investment in private industry in the region would no
doubt have a positive influence on the local economy,
following a number of local small business closures in
2016, however this would only be on a relatively small
scale and insufficient to drive the market in a positive
direction in isolation.
Progress on state government infrastructure
projects such as the Lower Fitzroy River
Infrastructure Project (Rockwood and Eden Bann
Wiers), is more likely to be of a scale to make a
positive difference in the region’s property market as
a result of far reaching benefits to the region across
a number of sectors.

Mackay
This month, we look at what it will take to change the
Mackay market. Such a short sentence, however with
a massive answer. Regular Mackay readers are well
aware of the significant falls in values right across
the region over the past few years. The best way to
view the future is to seek guidance from the past.
The Mackay residential market is heavily influenced
by the mining industry in the Bowen Basin and
associated service industries located in Mackay.
Mackay rode the wave of the resource boom with
rises in house prices pretty much echoing the price
of coal. The downturn in the Mackay market is
also directly related to the downturn in the mining
industry and the falling price of coal. This downturn
in the mining industry meant many projects were
cancelled, contractors and full time jobs were
lost, the advent of a fly in, fly out workforce and
a large number of receivership and mortgagee in
possessions, all leading to the market conditions
experienced from mid to late 2016.
So what does Mackay need now to reverse its
fortunes? Well, this has already begun to some
extent with some early signs in late 2016. There is
no doubt Mackay is still heavily reliant on the mining
industry. The mining industry appears to have had a
bit more positivity around it over the past six months
on the back of record production numbers and
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In recent years, the main driving factor for the
Rockhampton region has predominantly been the
success of the mining industry and associated
service industries. Rockhampton and the Capricorn
Coast have provided accommodation for many of the
fly in, fly out and drive in, drive out workforce as an
attractive lifestyle alternative to living in the mining
towns of the Central Highlands and Bowen Basin.
This made the region appealing to investors, both
local and interstate. When the fortunes of the mining
industry turned, so too did the area’s appeal to the
investor market. Job security has been at a low not
seen for many years and vacancy rates reached
levels also not seen in recent history.
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One of the big hurdles the Mackay residential market
faces is reversing negative sentiment. The downturn
in the mining industry and flow on effects to the
Mackay economy left a pretty big imprint on all
involved. As the residential market started to fall a
few years ago, and the realisation set in that it would
continue to fall, a large amount of buyer uncertainty
crept in and negative sentiment began to increase
at an alarming rate. Local agents report that it was
very common for offers to come in well under asking
prices, with potential purchasers saying “if they don’t
take it, there are plenty of other houses out there I
can buy.”
So can we reverse this negative sentiment?
Absolutely! We are already seeing signs of this
happening. The main driver fuelling increased
market activity at the moment is affordability. The
Mackay market is at value levels not seen in well
over a decade and with historic low interest rates,
has led to great buying conditions. There appears to

be a school of thought that the Mackay market has
reached the bottom, leading to increased market
activity, especially in the lower price brackets. In
early to mid 2016, there were dwellings available for
under $200,000 and some were well under, however
these have been scooped up over the past six months
with very little left on the market. Those that do find
their way onto the market are being purchased very
quickly! Even the top end of the market has found
a voice over the past six months, with nine homes
over $1 million selling since July 2016 and three this
year, the latest being sold under the hammer for $1.4
million.
Whitsundays
What will it take to change the Whitsundays market?
It is Called Tropical Cyclone Debbie!
Tropical Cyclone Debbie passed through this area on
28 March 2017 causing varying degrees of damage to
property and trees.
The market here has all but stopped and it was just
ramping up and showing some positive signs. Agents
advise that properties have been withdrawn from
the market either because of damage or owners
choosing to give the locality a break and starting to
rebuild.
The rental market is off the chart with the influx of
tradespeople and locals who were left homeless. The
demand is extreme with some agencies advising that

they have no houses to rent, however this will only be
short term.
Past experience would dictate that in the short term
there may be a reduction in market activity, however
as time passes and the debris is cleared off the
streets, the market should return to activity similar
to that experienced prior to the weather event. The
length of time that this will take is difficult to define
and any change to the level of value can only be
determined by sales with a contract date occurring
after the date of the cyclone.
Townsville
So far, 2017 has been a much more positive year
for the Townsville property market, with a number
of green shoots appearing and a distinct pick-up in
market sentiment. Although the market remains
relatively weak, people’s perceptions have changed
and we have moved through the bottom of the
market cycle to the start of recovery phase.
During 2016 unemployment levels skyrocketed in
the Townsville region due in part to a slow down in
mining and the closure of Queensland Nickel. Due
to the high level of unemployment and low level
of employment opportunity, we also saw subdued
levels of population growth, which is a major catalytic
driver of the property market.
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an increase in the price of coal, leading to greater
employment opportunities. If the contract price of
coking coal can stabilise at a reasonably profitable
level, this will help continue the positive outlook for
the mining industry. Also, the commencement of
large infrastructure projects such as the Eton Range
bypass and the Mackay Ring Road are leading to
greater employment opportunities and increased
economic activity for the city.

Market sentiment is primarily driven by employment
opportunities and job security. The trend in the
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There are opportunities for
increased employment in and
around the Townsville region over
the next six to 12 months with
the North Queensland Stadium,
Adani’s regional headquarters and
mining all ramping up.
There are certainly some positive economic signs
and it will be pleasing to see the market rise out of
the depths of 2016.
Cairns
The past twelve months have been fairly lacklustre
for the Cairns property market, characterised by
steady to declining volumes of sales and minimal
growth in prices.
Even though solid fundamentals are in place with
low rental vacancy rates, no obvious oversupply in
any market sector and continued improvement in

tourism, the Cairns property market continues to be
hampered by a lack of confidence and optimism. It
is taking much longer than expected for economic
recovery to restore perceptions of job security and
improve property market confidence.

overcome the announcement fatigue created by the
numerous other projects that have not managed to
get off the ground over the past few years. Once fully
underway they will inject much needed confidence
into the city and restimulate its property market.

Price levels for houses are only very slowly rising.
However unit sales continue to be affected by the
ongoing effects of buyer aversion to increased strata
building insurance costs and tighter lending practices
and unit prices are still at levels too low to justify
new unit development other than in very specialised
sectors.
The game changer needed to reignite the Cairns
market will be the initiation of a new investment
and development phase in the Cairns economy
to cater for future tourism growth that is now
starting to happen. These include the $200 million
redevelopment of the Rydges Tradewinds Hotel now
underway on the Cairns waterfront, early works on a
new 200-room hotel at the corner of Lake and Aplin
Streets in the CBD and site preparation for a new
hotel on the current Bellview site. In addition, there
is the Nova City development of approximately 1,100
residential apartments in the Cairns CBD. The first
stage of 187 units has been released to the market
and is poised to enter construction in late 2017 once
the required level of pre-sales has been achieved.
These developments will be the catalyst the Cairns
economy and Cairns property market need to
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number of jobs being advertised on employment
websites for the Townsville region has surged to
record levels over recent months. The number of jobs
advertised in January 2017 increased by a healthy
29.1% compared to January 2016 and bodes well for
ongoing net employment creation during the course
of this year.
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South Australia

Market sentiment is crucial within the Adelaide
market. Current sentiment appears to be relatively
positive, particularly in locations close to the CBD.
The pending closure of the Holden manufacturing
plant may cause a decrease in market sentiment in
the northern suburbs. Potential flow on effects of
the pending closure are not yet evident. We will be
monitoring the market, particularly in the northern
suburbs, for any negative impacts.
Well serviced areas in proximity to the CBD which
have limited supply of properties entering the market
continue to experience good demand. Beachside

suburbs such as Henley Beach and Grange are
perennial favourites and continue to be attractive to
potential purchasers. Southern beachside areas such
as Port Noarlunga are also attractive and although
further from the CBD compared to the western
beaches, offer good access to the CBD via the
Southern Expressway.
There are a number of high profile infrastructure
projects currently underway including the Darlington
road upgrade, Torrens to Torrens Roadway and
O-Bahn tunnel construction on the city fringe. The
Royal Adelaide Hospital is yet to move to its new
site in the west of the city. Further infrastructure
projects will be required in the next couple of years
to continue to provide employment opportunities for
South Australians.
Mount Gambier
In recent years, the property market within Mount
Gambier has been relatively steady, which can be
seen from the graph below. House sales in 2016 were
slightly higher than they were in 2014 and 2015,
however there have been no major increases in sales
volumes over the past three years. House sales are
higher than the period from 2010 to 2013. Unit sales
in Mount Gambier have been increasing significantly
over the past three years, with unit sales in 2016
being almost twice as high as they were in 2014.

Residential

Adelaide
The Adelaide market continues to be consistently
stable. Sub-markets with limited supply continue to
be strong. The March 2017 Core Logic Hedonic Home
Value Index report noted that Adelaide dwelling
values have increased 3.4% over the past year. We
have continued to note increased developer activity
in areas that have undergone zoning changes within
the past couple of years. Given the Adelaide market’s
propensity for detached housing, we will continue
to monitor stock levels and market reaction to
increasing in-fill and higher density developments. It
will also be of interest to determine whether recent
interest rate increases for investors will have an
impact within the market.
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While growth in employment is likely to improve
the strength of the market, a large number of job
cuts within the region would cause the market to
slow down. A rise in interest rates would also have a
contributing factor.

Residential

In Mount Gambier, one of the main factors that
impacts the strength of the market is employment.
Considering the market within the region has been
relatively stable in the past three years, we believe
that growth in employment would help to improve
the market further. The forestry sector is the largest
employer in the south-east region with nearly 3,500
directly employed and more than 9,000 people
indirectly employed. This equates to around 35% of
employment for the region. The local newspaper, The
Border Watch, recently reported that “approximately
150 enterprises rely on the sector with around $581
million in wages flowing into the community. In the
last three years harvesting levels have doubled and a
survey of local contractors indicated that the forest
and harvesting and haulage industry will require
more than 500 new employees by the end of 2017.”
Any outside investment that stimulates job growth
will also help to improve the market.
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Tasmania

According to the Real Estate Institute of Tasmania,
one in five property sales are for investment
purposes. As more investors enter the market,
the percentage of owner occupiers has decreased
and is expected to continue to decrease. With this
expectation, the investment rate will continue to
increase.

Data from the Real Estate
Institute of Tasmania shows
that throughout the state in
2016 investors purchased 1,870
properties at a median price of
$235,000 with two-thirds of the
investors being Tasmanians.

It is also expected that more investors will continue
to move into the market as mainland buyers look for
affordable investment opportunities as many of the
larger mainland capitals are no longer affordable for
many people.
The interest in the greater Hobart market has
increased prices as demand for renting or purchasing
a home currently outweighs supply.
Recent reports from March this year show that rental
demand is higher in Tasmania than many locations
throughout Australia which is also one of the main
drivers behind investors purchasing property within
the state.
A few factors could play a role in moving the
market in the opposite direction from the current
rising market. These factors include an increase in
interest rates, an oversupply of properties placed
on the market for sale or lease and an increase
in unemployment which can lead to a population
decrease as people leave the state in search of
employment. If these factors were to be present at
the same time we may see property prices decrease
significantly more than if only one of the factors were
present.

Investment in infrastructure within the Hobart
CBD is high at present which can be mostly
attributed to the surge in tourism throughout the
state. This is causing a flow on effect throughout
the suburbs within the greater Hobart region as
they are relatively close to the CBD and yet still
affordable in comparison to other inner city suburbs
throughout Australia. There have been reports
that a lack of rental property availability is due to
many investors purchasing properties to be used
as holiday rental accommodation which currently
offers a healthy return as there is a shortage of
holiday accommodation due to the high number of
tourists. In response to the high levels of tourism
and lack of accommodation we are seeing multiple
hotels currently under construction which, once
completed, may lead to a decrease in private holiday
accommodation. This may lead to additional rental
properties being made available which will bring
supply and demand closer to equilibrium.

Residential

Tasmania is currently experiencing a rising market
which can be attributed to many investors rushing
to buy a piece of the Tasmanian property market. It
is evident that investors have increased their push
into the market. Rates of investment in the greater
Hobart region in particular are at a record high with
nearly a quarter of all properties sold this year to
investors, the highest rate recorded in a decade.
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Northern Territory
There are also some sectors of the market that are
now starting to see resurgence. Areas of particular
interest include the Palmerston dwelling market
which saw an increase in sales volumes of 56.5%
from the September quarter of 2016 to December
2016 and up 26% year on year (this is based on the
latest figures released by the Real Estate Institute of
the Northern Territory). Bear in mind that this has
come off an extremely low base of only 49 settled
sales in September to 69 in December. Value levels
remained negative, down 2.1% from the previous
quarter and 12% year on year. Areas of the blue chip
northern suburbs also reported positive sales growth
with the Sanderson LGA (this includes the suburbs of
Anula, Karama, Leanyer, Malak, Wulagi and sections
of Marrara) up 19% year on year and 16.3% from the
previous quarter. The Nightcliff LGA (Alawa, Brinkin,
Coconut Grove, Jingili, Lyons, Millner, Moil, Muirhead,
Nakara, Nightcliff, Rapid Creek, Tiwi, Wagaman and
Wanguri) reflected negative value levels, down 17.3%
year on year and sales volumes down 7.2%.
What’s driven this resurgence for certain parts of
the dwelling market is the reintroduction of the First
Home Owner Grant (FHOG) for existing property.
This is particularly evident for the Palmerston area
and Sanderson LGA that is typical first home owner
stock. In the Palmerston area we are now starting to
see value levels as low as $300,000 for a 3-bedroom,
2-bathroom dwelling in Moulden and values ranging
from $420,000 to $480,000 in the better areas of

Gunn and Rosebery for a 3-bedroom, 2-bathroom
dwelling. Dated dwellings in Malak are now selling
from $350,000 and in the better areas of Leanyer, a
3-bedroom, 1-bathroom, ground level, ex government
housing starts at $450,000.

As we noted previously,
financial commitments for owneroccupation on existing properties
was down, however what is
interesting is that first home
buyers’ commitments increased
2.9%.
This explains the decrease in the Nightcliff LGA that
is traditionally non first home buyers, particularly
areas of Lyons, Muirhead, Nightcliff, Rapid Creek
and Coconut Grove with value levels starting at a
minimum of $550,000.
The Darwin CBD unit market is still in a significant
over supply and we are now starting to see higher
vacancy levels, reduced rents and decreased
value levels. The Reserve Bank of Australia
(RBA) has issued repeated warnings on the risks
associated with the considerable additional supply
of apartments scheduled for completion primarily
in the eastern capital cities over the next couple
of years. The RBA’s February 2017 Statement on

Residential

Darwin
The Darwin residential market experienced over a
decade of consistent growth until January 2014.
Over the past 24 months the market has proved
that it is not immune to the cyclical nature of any
other market in the world and has experienced a
down turn. You would most likely be aware of this
if you have read any property related article that
refers to Darwin in recent times. Confidence has
now decreased with both sales volumes and values
decreasing across the market. Private residential
construction has also decreased down 29.2% year on
year and housing financial commitments for owner
occupation is down 8.5% year on year (source:
Territory Economic Review, February 2017). But in
any soft market there is always the eternal optimist
who is looking to take advantage of a good deal
and we are now starting to see more evidence of
this occurring, particularly among young investors
who have their fingers on the pulse and the ability
to improve dated properties at cost. The Northern
Territory Government has also flexed its muscles
during this period and increased its property related
spending up 49.4% year on year. This is mainly
through redevelopment work for public sector
housing such as the redevelopment of the Kurringal
flats and the more recently announced Home
Improvements Scheme which subsidises property
renovations by providing a discount of $4,000 on a
job valued at up to $20,000.
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The prestige inner Darwin dwelling market is not
immune to general market conditions and has
experienced a decrease in overall sales volumes
with only a few key sales occurring recently that
has bought down the average value level. The
rural residential market has also decreased and
is expected to remain this way over the next 12 to
24 months until overall economic activity starts
to strengthen again as consumers are more likely
to purchase life style blocks in times of stronger
economic conditions.
The next major residential property project due
to start is Berrimah Farm and Northcrest. The
development will comprise 2,000 single residential
lots, 40 medium density lots, commercial space, a
retirement village and two schools. The development
will be the only land release within the Darwin City
Council and will have good proximity to both the
Darwin CBD and the almost complete Gateway
shopping centre in Palmerston. The development

has the potential to facilitate growth within the
Territory housing market. Initially the development
will be a good test of the market as we know that
demand for new builds has decreased in the green
field development of Zuccoli over the past 12 months.
Building margins have also decreased with build
rates as low as $1,600 per square metre over the
main living area compared to $2,000 plus per square
metre in the peak of the market. Population growth
will also be an issue for this development as the
Territory has a relatively stagnant population mainly
due to high levels of interstate migration due to its
young transient population and the fly in, fly out
workforce of the Inpex Ichthys project. This may have
an impact on overall demand.
Although there are other projects planned for
Darwin and the Territory in the future, there is no
immediate private investment planned for Darwin
that would have an impact in the short term on
the property market. Effective policy from the NT
Government could have an impact in the short
term. The re-introduction of dual occupancy for SD
zoned allotments greater than 1000 square metres
would allow for the currently non-existent mum
and dad developers to have an opportunity to enter
the market. This would allow for the sub-division of
large inner city allotments in prime locations such as
Fannie Bay, Parap, Larrakeyah and Stuart Park. This
would also create a shift away from the dominated
builder based developers who primarily focus on

green field development. It may also give those
smashed avo eating Gen Ys an opportunity to own an
inner city property that is affordable and allow them
to take full advantage of the government’s FHOG on
newly built property and would give more incentive
for them to stay in the Territory rather than leave.
Although this would not turn the market overnight, it
would be a step in the right direction at a time where
all alternatives should be tested.

Residential

Monetary Policy notes that “Much of the apartment
construction is geographically concentrated,
particularly in inner-city Melbourne and Brisbane.
This increases the chance that (localised) oversupply
could develop, and would exacerbate the effect
on local area prices if that were to occur”. We are
not exempt from these concerns in Darwin and are
already starting to see the impact this oversupply is
having on the market.
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Western Australia

Prestige areas continue to experience a heightened
level of demand up to the $2 million mark in
comparison to 12 months ago. Sought after products
include improved properties reflecting land value, but
with some rental income potential in the short term,
and very well presented properties in traditional
upgrade locations. Activity above $4 million remains
thin and price sensitive.

Inner and near city locations are
experiencing varied demand, with
very well presented properties
with good features experiencing
solid demand while second rate
properties are struggling to attract
interest.
Properties with development potential are beginning
to attract speculators, but at levels well below
previous transaction prices in many instances.
Outer suburbs are facing a multitude of issues,
including near new properties selling below current
cost price leading to valuation issues for new builds,

declining rental conditions leaving landlords under
pressure and chronic rebates in the land industry
creating a lack of transparency about pricing, which
in the long run can have a larger negative effect. First
home buyers are being bombarded with creative
marketing and financing options, enticing them to
build rather than buy an established dwelling, which
may not lead to the best result in the long term. Of
concern is that within an already subdued, affordable
market, many such marketing plans also appear to
be attempting to assist buyers who cannot afford
to enter the market in traditional ways and caution
needs to be applied.
The above variances in activity can be related back
to Western Australia’s struggles over the past two
years to adjust to the new world order or the new
normal. The positive net migration, wage pressure,
rapidly expanding urban areas and significant
pressure placed on existing infrastructure has eased
and in most instances, reversed. The fly in, fly out
trend appears to have peaked and for the time being
is declining, as are wages and job security within
the resource and associated support industries. As
such, there is a portion of the population that finds
themselves in a delicate financial situation with prior
purchases often unsustainable and assets unable to
be retained.
In saying that, there is an equivalent or larger portion
of the population that has simply been doing the

proverbial head down, paying off debt, increasing
savings etc, and are in a position to upgrade into
desired locations. If they also have significant job
security, they can really stretch and attain entry
into areas they never thought they would be able
to achieve and that is driving a lot of the current
demand.
What we need to see next is stability at the lower
and middle sectors to facilitate first home buyers
entering the market using genuine means, not
incentives, handouts or blatant cash payments, which
will then create a genuine upgrade market for buyers
looking to upgrade out of similar areas.
We also need to see an end to companies reducing
the number of employees on their books, only to
have them replaced by contractors through a third
party which simply hinders their ability to obtain
finance.
Of more importance though is the need for political
courage to stimulate large scale, necessary
infrastructure works. Nothing stimulates a subdued
economy like a government with grand ideas and
the guts to follow through with them. Whilst we
have had significant infrastructure projects over the
past ten years, many of these were simply to cater
for a rapidly expanding population and conflicted
with higher wage cost pressures resulting from
an already occupied workforce. Now is the time to
take advantage of more competitive employment

Residential

Perth
The Perth residential property market continues
to experience gross variances in demand levels
dependent on location, product type and price point.
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We also need to see government bureaucracy at
all levels supporting employers in every size and
function, rather than finding ways to hinder them.
Payroll tax remains an antiquated penalty for
maintaining employment levels in subdued economic
environments. Government projects that interfere
with small business operations require compensation
to be factored into project costings. Local
governments need to stop penalising successful
businesses facing parking challenges or those
businesses wanting to innovate and try something
that doesn’t fit into a check list.
Most of all though is that the market needs to see
that the cup is actually half full. The reality is that if
you do have job security, there has not been a more
affordable time to buy property in Perth in over a
decade and interest rates remain far lower than at
that point in time.
South West WA
The major centres throughout the South West have
seen sales volumes remain stable after weakening in
the first half of 2016 and then levelling out through
the remainder of the year, however the residential
market within rural residential localities and
inland townships throughout the South West have
continued to soften.

The top end of the market continues to be soft with
an overall weak demand. However, there does seem
to be reasonable demand for well-located properties
that present to a high standard. The rural residential
market is also continuing to slow with the majority
of sales being below $1 million and experiencing
extended selling periods.
Vacant land values have now started to level after
seeing a correction throughout 2016, however
volumes are down slightly from previous years.
The rental market remains stable after a decline in
the first part of 2016 and then a levelling out.

market flows into the South West as many mum and
dad buyers and small time investors look at investing
in a holiday home in the South West.
On a national level the continuation of low interest
rates is paramount.
If interest rates were to rise, population growth to
slow and the Perth market to soften we would expect
the South West market to decrease.
Overall the property market in the South West is soft,
however has stabilised from the decline seen through
the first half of 2016.

The swings of the Perth market during the past
several years have been missed in the region as the
locality benefits from a strong population growth.
The South West is a desirable place to live and as
such naturally attracts continuous growth, mostly
fuelled by young families, retirees and fly in, fly out
workers.
On a local level the region would benefit from the
expansion of the Busselton airport The airport is
looking at attracting more interstate and some
international flights. This would fuel the tourism
industry and have a positive effect on job creation.
At a state level the South West would benefit from
the Perth market improving. This market has already
started to stabilise and historically a strong Perth

Residential

costs and continue to build the infrastructure the
metropolitan area requires.
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We then look further west in Queensland which
missed out again in many areas as did areas in the
north-west of NSW and even if they did get some
moisture, the extended heat from January to March
took much of this benefit away. The southern states
are generally going much better with rain, albeit
unseasonal in some areas as well and the west
is generally looking okay at a state level, but has
patches that need some planting rain.
Coupled with the softer prices for grain, the beef and
lamb processors are finding stock hard to source
and therefore reducing kills or shutting down plants
and one wonders where we are in the cycle for the
land market. The past 18 months or so has seen
value movements in the order of 15% to 25% in
some regions, which in the context of longer term
growth trends is three to five years worth of growth.
Does this mean the cycle is towards a top or within
sight of the top? In some regions it is hard not to
consider this to be the case and the economics of the

underlying commodity prices need to catch up to the
value levels and farmers will need to prove the longer
term returns are viable.
This is the never ending challenge in the valuation
profession - to understand and interpret the
sustainability of the sale prices being reflected and
how this relates to each property being assessed.
The agents I have spoken to of late are suggesting
that vendor expectations are optimistic in many
cases. They also report that while enquiry is still
there for quality assets, there appears to be a slight
softening of the international interest given the
economics and potential yields being sought which
do not account for some of the variable risks that
agriculture throws up.
I mentioned last month that cautious optimism was
the way I would express the market now and have not
amended my heading, but do have a watchful eye on
factors which will start to impact the buyer appetite,
not the least of which is rising interest rates. The
official market has not changed as we know but the
real market and that which affects every producer
who has debt, is moving upwards albeit in small
increments. The impact on debt servicing, cash flow
management and therefore value as perceived in the
eye of the purchaser starts to shift bias, and with a
potential slowing of international capital (note not
stopping) as well it may be that we are starting to
look like we are indeed towards the top of the current

cycle in the market, acknowledging each sub market
will be a variation to the overall national outlook.
Contact:
Tim Lane - National Director, Rural
ph: 07 3319 4400
NSW North Coast
The ex-cyclone Debbie flood event peaked on
31 March and resulted in major flooding for the
Tweed, Brunswick, Wilson and lower Richmond
River systems. For the Tweed River this flood event
for many properties exceeded previous flood
benchmarks of 1954 and 1974. The soya bean crops
on the Tweed and lower Richmond are likely to have
all been destroyed. Losses in sugar cane, macadamia
nuts and other crops and cattle are not known at
present.
There has been very strong interest and reported
sale results in the properties auctioned to date
of 34 ex-managed investment scheme timber
plantation properties being sold during March, April
and May 2017. Beef graziers and anecdotal reports
that a biomass company have been active market
participants.
There are very limited sale listings of established
macadamia farms in the traditional flood free plateau
areas. Demand to purchase macadamia farms is
strong. There has been previously reported strong
interest in purchasing flood plain sugar cane farms

Rural

Overview
We have already seen one quarter for the year close
and the year is shaping as quite different potentially
to last year for a number of regions. The far north
and NT/Kimberley have had a good wet season. The
eastern side of the range and just into the west in
Queensland had good rain with reports of up to 9.5
inches around the Claremont area which sets up well
for winter cropping.
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Contact:
Paul O’Keeffe - ph: 02 6621 8933
Southern Queensland
The lack of rain in far western Queensland is now
becoming a real concern for many graziers. The
expectations of receiving some rainfall on the back
of cyclone Debbie for landholders west of Roma
has ended up being a non-event. This has been
disappointing given the falls of between 50 and 140
millimetres recorded between Roma and the Great
Dividing Range. Producers in western Queensland
have undoubtedly not been able to catch a break this
year post that exceptional 2016 wet winter season.
Very little follow up summer rainfall was received
and any benefit of the winter season was short lived
with the prolonged hot summer days burning off the
herbage. The reality now is that if decent falls are
not received in May, then it’s likely graziers may need
to reduce stock numbers by selling or alternatively
looking for off-farm agistment.
Many in cattle jobs are predicting yard numbers will
increase in May which may result in a short term
softening in the return per head. The Bureau of

Metrology’s climate outlook statement issued on
30 March 2017 largely indicates that the chance
of above median rainfall for April to June 2017 for
Western Queensland is only 30% to 35%. With
the season not necessarily showing too many
positives, it is considered that the market for western
Queensland has not recovered to the same extent
as that of country further east. We are seeing the
same holdings now marketed for extended periods.
Some larger holdings such as Noorama Station, a
104,937 hectare holding 110 kilometres south-east
of Cunnamulla in the salad bowl region has only just
been put to the market under an offers to purchase
campaign by Elders. Properties such as this will
provide a good gauge of the corporate appetite for
larger scale grazing country which to date has been
mostly scrub type country. Any evidence that we
are seeing stronger values are generally for better
quality country or very well developed holdings.
Marginal type country is still finding it difficult to
achieve interest to get over the line and achieve a
sale.
The below graph indicates the market for country
above 3,000 hectares west of Roma to the NT border
is presently showing steady sales volume and only a
slight increase in the median value trend. With this
in context, the comparison to country further to the
east has broadly reflected an increase in the median
value of between 10% and 30% over the past 12 to 18
months.

Rural

to establish macadamia farms. Two sugar cane
farms were reportedly sold recently at Wardell on
the Richmond River for $2,815,000 for 165 hectares,
which indicates about $17,000 per hectare and
$780,000 for 46.5 hectares, which indicates about
$16,774 per hectare.

Contact:
Stephen Cameron or Douglas Knight
ph: 07 4639 7600
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Rickyl sold at auction for $3.1 million equating
to $2,052 per hectare which indicates a similar
dollar per hectare rate as the dryland farming
property Matilda Downs, which sold in January
at a rate of $2,054 per hectare. Meanwhile, Park
View sold at auction for $4.5 million equating to
$2,169 per hectare. Both of these sales indicate
a strengthening of values from sales of similar
properties that occurred 12 to 24 months ago. As a
general statement it appears that values for grazing
and farming land (with similar land types) are level
pegging.
The upcoming sales of two genuine breeder blocks,
Galloway Plains (13,076 hectares, via Calliope,
south of Rockhampton) and Develin Station (via
Marlborough, north of Rockhampton) will be a
good test of the demand for larger scale Central
Queensland breeder country which is a thinly traded
market, primarily due to lack supply rather than lack
of demand. It will be interesting to see if the record

weaner prices of late will have an influence on the
value the market determines for these properties.
Contact:
Michael Chaplain - Ph: 07 4927 4655
Echuca
Waiting for the autumn break and it is simply more
of the same at the moment with ongoing strong
sales results up to $1,000 to $1,200 per acre in the
Riverina for irrigated cropping and grazing holdings
and generally good demand across the cropping
and grazing sector. The more intensive industries
of horticulture (stone fruit) and dairy are still
facing headwinds though generally good seasonal
conditions have buffered reduced milk prices. There
has been limited activity in recent times. Improved
prospects for both should result in an uptick in the
cycle for assets of this nature.
Contact:
David Leeds - Ph : 03 5480 2601
Mildura
The wine grape harvest has wound up for the
year, with most growers feeling a greater sense of
optimism than they have for many years. Growers
are reporting that farm gate prices for red varieties
were generally around $400 per tonne and for
Chardonnay around $300 per tonne. Larger growers
can make a profit at these levels and we expect to
see vineyard sales strengthen. A pending sale in the

Riverland of South Australia will show over $20,000
per hectare (excluding water licences) for a high
standard vineyard, reflecting an increase of around
50% over the past two years.
The citrus harvesting season will commence in the
first week of May, with reports of continuing strong
demand from the key export markets of China,
Japan and USA. An average size crop is expected.
There is currently a two year wait for citrus trees,
with nurseries unable to keep up with demand. The
recent sale of a citrus property at Ellerslie, just to the
north of Mildura, showed levels of around $30,000
per hectare (excluding water licences) and exceeded
most people’s expectations. The buyer was however
motivated by the higher returns currently being
generated and aware of the long lead time to source
and establish new trees.
Good rains over the past week have resulted in the
best autumn break for many years. With wheat
prices continuing to languish, yields will be the key
again this year and the early break provides an
opportunity for farmers to at least start the season
with confidence. A large scale farming property,
Petro Station, which has approximately 9,000
hectares of cleared land and is located approximately
45 kilometres north of Mildura is currently being
advertised for sale and will be a good litmus test of
the market.

Rural

Central Queensland
The first quarter of 2017 has continued on from the
final quarter of 2016 with strong sales across all
asset classes. This was confirmed this week with two
strong sales of mixed farming and grazing blocks
on the Central Highlands: Rickyl (1,511 hectares, 18
kilometres east of Capella, predominantly grazing);
and Park View (2,075 hectares, 15 kilometres west of
Springsure, mixed farming and grazing).
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Contact:
Shane Noonan - ph: 03 5021 0455
Northern Territory
Positioning for Prosperity was the theme of the
33rd Northern Territory Cattleman’s Association
conference and Annual General Meeting held in
Darwin last month, with highly credentialed industry
figureheads putting forward their case for a
seemingly bright future of the cattle industry within
the NT. Opportunity for growth and the positioning
of entities to capitalise on the potential of Asian
markets and transitioning to a global marketplace
were the key talking points, painting a somewhat
optimistic future ahead.

Certainly market sentiment within the pastoral sector
would appear to echo this theme. The momentum
gathered over 2016 appears to have continued
through the first quarter of 2017 with good activity
and a number of deals coming together. The latest
sale is Mary River East (1,345 square kilometres, 270
kilometres south of Darwin) which contracted for sale
in mid April to an experienced local pastoral family.
Details remain confidential at this stage, however
confidence in the live cattle export sector and
optimising access to the market year round appear to
have underpinned this sale.
The property has around a 70 kilometre frontage
to the upper reaches of the Mary River (which also
forms the western boundary of Kakadu National
Park) and is dissected by the Kakadu Highway giving
year round access to the Stuart Highway to Darwin.
Available for sale since March 2016, the property
reportedly received reasonable interest around the
$6 million WIWO asking price including plant and
a small number of cattle and exotic animals (the
property was run as a game hunting operation).
However, it wasn’t until the last couple of months
that competition between interested parties yielded
this sale. We will report on the analysed sale price
in next month’s Month in Review, however the deal
looks to reflect the same premium generally paid for
grazing country with year round access and within a
175 kilometre radius (up to 280 kilometres by road)
from the Port of Darwin. This is similar to the sale

of Ban Ban Springs (1,873 square kilometres) which
is directly to the north which made $11.5 million in
December 2016 or around $1,470 per AE). Mary River
East is located in this very thinly traded pastoral zone
(175 kilometre radius of the port) which is occupied
by only nineteen pastoral leases and six crown
leases. From closest to furthest from the export port
these include:
Koolpinyah (floodplain); Woolner (floodplain);
Marrakai (floodplain); Bridge Creek; Mount Kepler;
Mount Ringwood; Old Mount Bundey; McKinlay River;
Ban Ban Springs; Mary River East; Mary River West;
Welltree (floodplain); La Belle Downs (floodplain);
Douglas; Douglas West; Douglas South; Litchfield
(floodplain); Tipperary; and Elizabeth Downs
(floodplain). The Perpetual Crown Leasehold grazing
properties within this radius include: Annaburroo
and four floodplain properties: Opium Creek,
Melaleuca, Swim Creek, Carmor Plain, Kerlin (latter
a small percentage of floodplain). This is a tightly
held market and from all of the above, there have
been only 13 sales within the past 16 years including:
Carmor Plains (2001); La Belle (2001); Kerlin (2004);
Welltree (2006); McKinlay River (2009); La Belle/
Welltree (2009 and again in 2013); Elizabeth Downs
(2014); Douglas/Douglas South (2015); 50% of the
balance of Tipperary aggregation (2016); Ban Ban
Springs (2016); Old Mount Bundey (2016); and now
Mary River East.

Rural

The recent sale of a relatively small Western
Division grazing property, Mazar Station, located
130 kilometres south of Broken Hill, highlights the
strong demand from existing landholders in the
region for additional country. The agent reported
over 20 inspections and the sale price of just
under $70 per hectare will equate to around $340
per DSE for a property with only modest building
improvements and a relatively isolated location.
Other sales reported include the Eulo/Kinross
aggregation between Pooncarie and Menindee
apparently at strong levels, whilst a report of the sale
of Gundalundy Station in the Ivanhoe/Mossgiel area
will show unprecedented levels for this area when
the sale settles for open bluebush and grass plains
country.
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As far as opportunities to buy station country in the
NT, the following are the only stations currently being
actively marketed for sale (as far as we are aware):
•
•
•
•
•

Flying Fox (895 square kilometres), Roper District
Conways (1,392 square kilometres), Roper District
Avago (1,578 square kilometres), Sturt Plateau
Lakefield (586 square kilometres), Sturt Plateau
Middle Creek (602 square kilometres), Sturt
Plateau
• Sturt Downs (678 square kilometres, Perpetual
Crown Lease), Katherine
However we aware of a small number of other
stations that are quietly on the market and one
medium to large scale operation that is reportedly
coming back onto the market. In the Alice Springs
region, station availability remains characteristically
tight, however we are aware of an off-market
negotiation underway for the sale of at least one
large area pastoral holding.
On the freehold farming market front, the month of
April yielded limited sales apart from a 65 hectare
mango farm in Darwin River (66 kilometres south

of Darwin) with a mix of KP and R2E2 mango trees
which showed around $30,000 per planted hectare.
We are also aware that a Darwin mango grower has
leased the old Rewards mango plantation from the
Galati family over in the Ord, Kununurra, however
details remains confidential at this stage.
Freehold land for dryland cropping (mostly hay),
irrigation land or land with potential for development
to irrigation (including available groundwater)
remains scarce in the NT. We are aware of a small
number of corporate fruit and vegetable growers
from southern states actively searching for
reasonable areas of such land to fill seasonal gaps
in their year round supply of fruit and vegetables to
Australia’s cities who are becoming frustrated with
the apparent lack of opportunity to buy suitable land
up here. The most recent irrigation land sales have
shown between $10,500 and $12,500 per irrigated
hectare (including water allocation at around 10
megalitres per hectare per annum) for land (between
40 and 70 hectares in scale) in the Venn horticulture
precinct, 25 kilometres south of Katherine.
Contact:
Frank Peacocke - ph: 08 8941 4833

Rural

We are also aware of another pastoral holding (this
one well developed) around 350 kilometres by road
from the port which is under contract to Australian
and foreign interests after off-market negotiations.
More details next month hopefully.
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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
Market
Indicators
– Houses
Capital
CityProperty
Property
Market
Indicators
- Houses
Factor

Sydney

Melbourne

Brisbane

Adelaide

Perth

Hobart

Darwin

Canberra

Rental Vacancy Situation

Over-supply of
available property
relative to demand

Balanced market

Balanced market

Balanced market

Over-supply of
available property
relative to demand

Balanced market

Balanced market

Balanced market

Rental Vacancy Trend

Increasing

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

Steady

Steady

Increasing

Steady

Stage of Property Cycle

Rising market

Rising market

Start of recovery

Rising market

Approaching bottom Rising market
of market

Bottom of market

Rising market

Are New Properties Sold at Prices
Exceeding Their Potential Resale Value

Occasionally

Occasionally

Occasionally

Occasionally

Occasionally

Occasionally

Occasionally

Blue entries indicate change from previous month to a lower risk-rating

Market
Indicators

Red entries indicate change from previous month to a higher risk-rating

Almost never

1
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Capital City Property Market Indicators – Units

Capital City Property Market Indicators - Units
Factor

Sydney

Melbourne

Brisbane

Adelaide

Perth

Hobart

Darwin

Canberra

Rental Vacancy Situation

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Balanced market

Over-supply of
available property
relative to demand

Balanced market

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Rental Vacancy Trend

Increasing

Increasing

Increasing

Steady

Increasing

Tightening

Increasing

Steady

Demand for New Units

Strong

Soft

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

Steady

Declining

Steady

Increasing

Steady

Stage of Property Cycle

Rising 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

Occasionally

Occasionally

Almost never

Almost never

Occasionally

Almost never

Frequently

Frequently

Blue entries indicate change from previous month to a lower risk-rating

Market
Indicators

Red entries indicate change from previous month to a higher risk-rating

1
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Capital City Property Market Indicators – Industrial

Capital City Property Market Indicators - Industrial
Sydney

Melbourne

Brisbane

Adelaide

Perth

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Steady

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

Over-supply of
available property
relative to demand

Rental Vacancy Trend

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

Increasing

Increasing

Rental Rate Trend

Stable - Increasing

Stable

Declining - Stable

Stable

Volume of Property Sales

Increasing

Steady

Steady

Stage of Property Cycle

Rising market

Approaching peak
of market

Local Economic Situation

Steady growth

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

Small

Rental Vacancy Situation

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

Hobart

Darwin

Canberra
Over-supply of
available property
relative to demand

Steady

Large over-supply
of available
property relative to
demand
Increasing

Declining

Stable

Declining

Stable

Steady

Steady

Declining

Steady

Steady

Start of recovery

Bottom of market

Approaching
bottom of market

Rising market

Bottom of market

Start of recovery

Flat

Flat

Contraction

Contraction

Flat

Contraction

Flat

Significant

Small - Significant

Large

Large

Significant

Large

Large

Steady

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

Market
Indicators

Factor

1
1
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New
SouthWales
WalesProperty
Property
Market
Indicators
- Houses
New South
Market
Indicators
– Houses
Factor

Canberra

Central Coast Coffs Harbour

Rental Vacancy Situation

Balanced market Balanced market Shortage of
available
property relative
to demand

Rental Vacancy Trend

Steady

Steady

Demand for New Houses

Strong

Trend in New House Construction

Far North
NSW

Griffith

Mid North
Coast

South East
NSW

Newcastle

Sydney

Tamworth

Shortage of
available
property relative
to demand Balanced market
Steady

Shortage of
available
property relative
to demand

Balanced market Over-supply of
available
property relative
to demand

Balanced market

Tightening Steady

Shortage of
Balanced market
available
property relative
to demand Balanced market
Tightening Steady
Steady

Tightening

Tightening Steady

Increasing

Steady

Strong

Strong

Fair - Strong

Strong

Strong

Very strong

Strong

Strong

Strong

Increasing

Increasing

Increasing

Steady Increasing

Steady

Increasing

Declining

Increasing

Increasing

Steady

Volume of House Sales

Steady

Steady

Steady

Increasing Steady

Increasing

Declining

Increasing

Steady

Steady

Increasing

Stage of Property Cycle

Rising market

Peak of market

Peak of market

Approaching
peak of market

Approaching
peak of market

Approaching
peak of market

Peak of market

Approaching
peak of market

Rising market

Rising market

Are New Properties Sold at Prices
Exceeding Their Potential Resale
Value

Occasionally

Frequently

Almost never

Frequently

Occasionally

Occasionally

Almost always

Occasionally

Occasionally

Occasionally

Blue entries indicate change from previous month to a lower risk-rating

Market
Indicators

Red entries indicate change from previous month to a higher risk-rating

1
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New South Wales Property Market Indicators – Units
New
South Wales Property Market Indicators - Units
Factor

Canberra

Central Coast Coffs Harbour

Over-supply of
available
property relative
to demand

Shortage of
available
property relative
to demand

Shortage of
available
property relative
to demand

Rental Vacancy Trend

Steady

Steady

Demand for New Units

Fair

Trend in New Unit Construction

Griffith

Mid North
Coast

South East
NSW

Newcastle

Sydney

Tamworth

Balanced market Shortage of
available
property relative
to demand

Shortage of
available
property relative
to demand

Balanced market

Over-supply of
available
property relative
to demand

Balanced market

Tightening Steady

Shortage of
available
property relative
to demand Balanced market
Tightening Steady

Steady

Steady

Tightening

Tightening Steady

Increasing

Steady

Very strong

Strong

Strong

Very strong

Strong

Strong

Strong

Strong

Fair

Increasing

Increasing

Increasing

Increasing

Declining

Increasing

Declining

Increasing

Increasing

Declining

Volume of Unit Sales

Steady

Increasing

Steady

Increasing Steady

Steady

Declining

Increasing

Steady

Steady

Steady

Stage of Property Cycle

Declining market

Peak of market

Peak of market

Rising market

Peak of market

Approaching
peak of market

Peak of market

Approaching
peak of market

Rising market

Rising market

Frequently

Occasionally

Frequently

Occasionally

Almost never

Almost always

Occasionally

Occasionally

Occasionally

Are New Properties Sold at
Frequently
Prices Exceeding Their Potential
Resale Value

Red entries indicate change from previous month to a higher risk-rating

Blue entries indicate change from previous month to a lower risk-rating

Market
Indicators

Rental Vacancy Situation

Far North
NSW

1
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New South Wales Property Market Indicators – Industrial

New South Wales Property Market Indicators - Industrial
Canberra

Coffs Harbour

Lismore

Mid North Coast

Newcastle

Rental Vacancy Situation

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Balanced market

Balanced market

Over-supply of
available property
relative to demand

Rental Vacancy Trend

Steady

Steady

Steady

Steady

Rental Rate Trend

Stable

Stable

Stable

Volume of Property Sales

Steady

Steady

Stage of Property Cycle

Start of recovery

Local Economic Situation

Flat

South East NSW

Sydney

Tamworth

Increasing

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

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

Stable

Declining

Stable

Stable - Increasing

Stable

Steady

Steady

Declining

Increasing

Increasing

Declining

Approaching peak of
market

Rising market

Start of recovery

Declining market

Bottom of market

Rising market

Start of recovery

Flat

Flat

Flat

Contraction

Steady growth - Flat

Steady growth

Steady growth

Significant

Small

Large

Significant

Small

Significant

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

Market
Indicators

Factor

1
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Victorian and Tasmanian Property Market Indicators – Houses

Victoria/Tasmania Property Market Indicators - Houses

Horsham

Melbourne

Mildura

Burnie/
Devonport

Hobart

Launceston

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

Balanced market

Balanced market

Balanced market

Balanced market

Balanced market

Tightening

Large oversupply of
available
property relative
to demand
Steady

Steady

Steady

Tightening

Tightening

Tightening

Strong

Strong

Soft

Fair

Strong

Fair

Fair

Fair

Fair

Steady

Increasing

Increasing

Increasing

Steady Increasing

Steady

Steady

Declining

Declining

Declining

Volume of House Sales

Increasing

Steady

Steady

Steady

Increasing Steady

Steady

Steady

Steady

Steady

Steady

Stage of Property Cycle

Rising market

Rising market

Rising market

Start of recovery

Start of recovery

Rising market

Start of recovery

Rising market

Rising market

Rising market

Occasionally

Occasionally

Occasionally

Almost never

Occasionally

Almost never

Almost never

Almost never

Almost never

Ballarat

Bendigo

Rental Vacancy Situation

Balanced market

Balanced market

Shortage of
available
property relative
to demand

Rental Vacancy Trend

Steady

Steady

Demand for New Houses

Fair

Trend in New House
Construction

Are New Properties Sold at
Occasionally
Prices Exceeding Their Potential
Resale Value

Echuca

Red entries indicate change from previous month to a higher risk-rating

Wellington

Blue entries indicate change from previous month to a lower risk-rating

Market
Indicators

Factor

1
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Victorian and Tasmanian Property Market Indicators – Units

Victoria/Tasmania Property Market Indicators - Units
Factor

Ballarat

Bendigo

Echuca

Horsham

Rental Vacancy Situation

Over-supply of
available property
relative to demand

Balanced market

Balanced market

Rental Vacancy Trend

Increasing

Steady

Demand for New Houses

Fair

Trend in New House
Construction

Melbourne

Mildura

Burnie/
Devonport

Hobart

Launceston

Over-supply of
available property
relative to demand

Balanced market

Balanced market

Balanced market

Balanced market

Steady

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

Increasing

Steady

Tightening

Tightening

Tightening

Soft

Fair

Fair

Soft

Fair

Fair

Fair

Fair

Steady

Steady

Steady

Steady - Increasing Steady - Increasing Steady

Declining

Declining

Declining

Volume of House Sales

Steady

Steady

Steady

Increasing - Steady Declining

Steady

Steady

Steady

Steady

Stage of Property Cycle

Rising market

Rising market

Rising market

Start of recovery

Peak of market

Start of recovery

Rising market

Rising market

Rising market

Occasionally

Almost never

Almost never

Occasionally

Almost never

Almost never

Almost never

Almost never

Red entries indicate change from previous month to a higher risk-rating

Blue entries indicate change from previous month to a lower risk-rating

Market
Indicators

Are New Properties Sold at
Occasionally
Prices Exceeding Their Potential
Resale Value

1
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Victorian and Tasmanian Property Market Indicators – Industrial
Victoria/Tasmania
Property Market Indicators - Industrial
Factor

Bendigo

Echuca

Gippsland

Melbourne

Mildura

Burnie/
Devonport

Hobart

Launceston

Rental Vacancy Situation

Balanced market

Balanced market

Over-supply of
available property
relative to demand

Over-supply of
available property
relative to demand

Balanced market

Balanced market

Balanced market

Balanced market

Rental Vacancy Trend

Steady

Steady

Increasing

Steady

Steady

Steady

Steady

Steady

Rental Rate Trend

Stable

Stable

Declining

Stable

Stable

Stable

Stable

Stable

Volume of Property Sales

Steady

Steady

Steady

Steady

Steady

Increasing

Steady

Steady

Stage of Property Cycle

Rising market

Rising market

Declining market

Approaching peak of
market

Start of recovery

Rising market

Rising market

Rising market

Local Economic Situation

Flat

Flat

Contraction

Flat

Steady growth

Steady growth

Flat

Flat

Nil

Significant

Significant

Small

Small

Large

Nil

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

Market
Indicators

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

1
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Queensland Property Market Indicators – Houses
Queensland
Property Market Indicators - Houses
Factor

Whitsunday

Cairns

Townsville

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

Rental Vacancy Trend

Steady

Steady Increasing

Tightening
sharply

Demand for New Houses

Soft

Fair

Trend in New House
Construction

Declining

Volume of House Sales

Mackay

Rockhampton

Emerald Gladstone

Bundaberg

Hervey
Bay

Sunshine
Coast

Brisbane

Ipswich

Gold
Coast

Toowoomba

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

Over-supply Balanced
of available market
property
relative to
demand

Over-supply Balanced
of available market
property
relative to
demand

Balanced
market

Balanced
market

Balanced
market

Balanced
market

Shortage of
available
property
relative to
demand

Balanced
market

Tightening

Steady

Tightening

Steady

Steady

Steady

Increasing

Steady

Tightening

Steady

Fair

Fair

Soft

Soft

Soft

Fair

Fair - Strong Strong

Fair

Strong

Strong

Soft

Steady

Steady

Steady

Declining

Increasing

Steady

Steady

Increasing

Increasing

Increasing

Increasing

Increasing

Steady

Steady

Increasing Steady

Steady

Increasing

Declining

Increasing

Increasing

Steady

Increasing

Steady

Steady

Increasing

Steady

Steady

Stage of Property Cycle

Rising
market

Start of
recovery

Start of
recovery

Bottom of
market

Start of
recovery

Bottom of
market

Start of
recovery

Start of
recovery

Start of
recovery

Occasionally

Almost
never

Almost
never

Occasionally

Occasionally

Occasionally

Almost
never

Occasionally

Approaching
peak of
market
Occasionally

Start of
recovery

Are New Properties Sold at
Prices Exceeding Their
Potential Resale Value

Approaching
bottom of
market
Occasionally

Occasionally

Occasionally

Approaching Declining
peak of
market
market
OccasionFrequently
ally

Blue entries indicate change from previous month to a lower risk-rating

Market
Indicators

Red entries indicate change from previous month to a higher risk-rating
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QueenslandProperty
Property Market
Market Indicators
– Units
Queensland
Indicators
- Units
Factor

Cairns

Townsville

Whitsunday

Mackay

Rockhampton

Emerald Gladstone

Bundaberg

Hervey
Bay

Sunshine
Brisbane
Coast

Ipswich

Gold
Coast

Toowoomba

Rental Vacancy Situation

Shortage of
available
property
relative to
demand

Over-supply Balanced
of available market
property
relative to
demand

Over-supply Balanced
of available market
property
relative to
demand

Over-supply
of available
property
relative to
demand

Over-supply Balanced
of available market
property
relative to
demand

Balanced
market

Balanced
market

Over-supply Balanced
of available market
property
relative to
demand

Balanced
market

Over-supply
of available
property
relative to
demand

Rental Vacancy Trend

Tightening

Tightening Steady

Steady

Steady

Tightening

Steady

Tightening

Steady

Steady

Steady

Increasing

Increasing

Steady

Increasing

Demand for New Units

Very soft

Soft

Very soft

Soft

Soft

Very soft

Soft

Fair

Fair - Strong Fair

Very soft

Fair

Soft

Soft

Trend in New Unit
Construction

Declining

Steady

Declining

Declining

Steady

Declining
significantly

Steady

Steady

Steady

Increasing

Declining
significantly

Increasing

Increasing

Declining

Volume of Unit Sales

Steady

Declining

Steady

Steady

Declining

Steady

Increasing

Steady

Increasing Steady

Steady

Declining

Declining

Steady

Declining

Stage of Property Cycle

Start of
recovery

Start of
recovery

Bottom of
market

Start of
recovery

Rising
market

Declining
market

Bottom of
market

Peak of
market

Declining
market

Almost
never

Almost
never

Approachin
g bottom of
market
Occasionally

Start of
recovery

Occasionally

Approachin
g bottom of
market
Almost
never

Bottom of
market

Are New Properties Sold at
Prices Exceeding Their
Potential Resale Value

Approachin
g bottom of
market
Occasionally

Almost
never

Occasionally

Occasionally

Almost
never

Almost
never

Frequently

Occasionally

Blue entries indicate change from previous month to a lower risk-rating

Market
Indicators

Red entries indicate change from previous month to a higher risk-rating

Occasionally

1
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Queensland Property Market Indicators – Industrial

Queensland Property Market Indicators - Industrial
Factor

Cairns

Townsville

Mackay

Rockhampton

Gladstone

Wide Bay

Sunshine
Coast

Brisbane

Gold Coast

Toowoomba

Rental Vacancy Situation

Balanced market

Balanced market Over-supply of
available property
relative to
demand

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

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 Over-supply of
available property
relative to
demand

Over-supply of
available property
relative to
demand

Over-supply of
available property
relative to
demand

Rental Vacancy Trend

Steady

Steady

Increasing

Steady

Steady Increasing

Steady

Tightening

Steady Increasing

Tightening

Steady Increasing

Rental Rate Trend

Stable

Stable

Declining

Declining

Declining - Stable Stable

Stable Increasing

Declining - Stable Stable

Stable

Volume of Property Sales

Steady

Steady

Declining

Increasing Steady

Steady - Declining Steady

Steady

Steady

Steady

Steady - Declining

Stage of Property Cycle

Start of recovery

Bottom of market

Approaching
bottom of market

Start of recovery

Approaching
bottom of market

Bottom of market

Rising market

Start of recovery

Rising market

Declining market

Local Economic Situation

Flat

Flat

Contraction

Flat

Flat

Flat

Steady growth

Flat

Steady growth

Flat - Contraction

Large

Significant

Significant

Significant

Significant

Small - Significant Significant

Significant - Large

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

Market
Indicators

Value Difference between
Small
Significant
Quality Properties with
National Tenants, and
Comparable Properties with
Local Tenants
Red entries indicate change from 3 months ago to a higher risk-rating
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SA, NT and WA Property Market Indicators – Houses

Northern Territory, South Australia & Western Australia Property Market Indicators - Houses
Adelaide

Adelaide Hills Barossa Valley Iron Triangle

Rental Vacancy Situation

Balanced market

Balanced market

Balanced market

Balanced market

Rental Vacancy Trend

Steady

Steady

Steady

Demand for New Houses

Fair

Fair

Trend in New House Construction

Increasing

Volume of House Sales

Stage of Property Cycle

Mount
Gambier

Alice Springs

Darwin

Perth

South West
WA

Balanced market

Steady

Shortage of
Balanced market
available property
relative to
demand
Tightening
Steady

Steady

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

Fair

Fair

Fair

Fair

Fair

Soft

Fair

Increasing

Increasing

Increasing

Steady

Steady

Declining

Declining

Declining

Steady

Steady

Steady

Steady

Increasing

Steady

Increasing

Steady

Increasing

Rising market

Rising market

Rising market

Rising market

Rising market

Approaching
bottom of market

Bottom of market

Approaching
bottom of market

Declining market

Occasionally

Occasionally

Occasionally

Occasionally

Almost never

Occasionally

Occasionally

Almost never

Are New Properties Sold at Prices Exceeding Occasionally
Their Potential Resale Value

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

Market
Indicators

Factor
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SA,
NT andTerritory,
WA Property
Market
Indicators
– Units Australia Property Market Indicators - Units
Northern
South
Australia
& Western
Adelaide

Adelaide Hills Barossa Valley Iron Triangle

Rental Vacancy Situation

Balanced market

Balanced market

Balanced market

Balanced market

Rental Vacancy Trend

Steady

Steady

Steady

Demand for New Units

Fair

Fair

Trend in New Unit Construction

Increasing

Volume of Unit Sales

Stage of Property Cycle

Mount
Gambier

Alice Springs

Darwin

Perth

South West
WA

Steady

Shortage of
Balanced market
available property
relative to
demand
Tightening
Steady

Over-supply of
available property
relative to
demand
Increasing

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

Fair

Fair

Soft

Fair

Fair

Soft

Fair

Increasing

Increasing

Increasing

Steady

Steady

Declining
significantly

Declining

Declining

Steady

Steady

Steady

Steady

Increasing

Steady

Increasing

Declining

Increasing

Bottom of market

Bottom of market

Bottom of market

Bottom of market

Rising market

Approaching
bottom of market

Bottom of market

Declining market

Declining market

Almost never

Almost never

Almost never

Occasionally

Almost never

Frequently

Occasionally

Almost never

Are New Properties Sold at Prices Exceeding Almost never
Their Potential Resale Value

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

Market
Indicators

Factor

1

© Herron Todd White Copyright 2016

76

Month in Review
May 2017

SA, NT and WA Property Market Indicators – Industrial

Northern Territory, South Australia & Western Australia Property Market Indicators - Industrial
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 Over-supply of
available property
available property
relative to demand
relative to demand

Over-supply of
available property
relative to demand

Rental Vacancy Trend

Increasing

Increasing

Increasing

Increasing

Steady

Increasing

Increasing

Increasing

Rental Rate Trend

Stable

Stable

Stable

Stable

Declining

Declining

Declining

Declining

Volume of Property Sales

Steady

Steady

Steady

Steady

Steady

Steady

Steady

Steady

Stage of Property Cycle

Bottom of market

Bottom of market

Bottom of market

Bottom of market

Declining market

Bottom of market

Approaching bottom Approaching bottom
of market
of market

Local Economic Situation

Contraction

Contraction

Contraction

Contraction

Flat

Contraction

Contraction

Contraction

Large

Large

Small

Large

Large

Large

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

Market
Indicators

Value Difference between Quality
Large
Large
Properties with National Tenants, and
Comparable Properties with Local
Tenants
Red entries indicate change from 3 months ago to a higher risk-rating
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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.

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

